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Abstract 
 
In the past decades, Hong Kong did not have a formal agent to carry out urban renewal 
programme exclusively. Hong Kong has been suffering from urban decayed in recent years. In 
addition to the urban decayed problem, the increased in population and the scarcity of land within 
the territory has resulted to an urgent demand for renewal programmes to be carried out in the 
decayed urban areas. To deal with these problems, the Government has been paying more effort 
in the urban renewal programmes in Hong Kong since the establishment of Lands Development 
Corporation (LDC). The Urban Renewal Authority (URA) was set up in 2001 replacing the LDC 
to speed up the urban renewal process in Hong Kong. Given with more power, the current urban 
renewal agent, URA aims to further improve the efficiency of urban renewal in Hong Kong.    
 
In this study, it aims to study the Government’s role in urban renewal in Hong Kong. The 
history of urban renewal in Hong Kong has been discussed to examine the involvement of the 
Government in urban renewal over the years. Followed by, the study covered the current 
framework used by the URA to carry out urban renewal. Its approaches and strategies to conduct 
urban renewal projects were discussed in details.  
A research has been done in the study to find out perspectives of different sectors in the society 
on the Government’s role in urban renewal in Hong Kong. Interviews had been conducted to 
obtain the views of the Government and the professionals in Architectural, Surveying and 
Planning. A case study of the most controversial urban renewal project in Hong Kong, the Lee 
Tung Street/McGregor Street urban renewal project has been carried out to obtain the comments 
of the public in the URA’s project. Through discussing the results of the research, certain 
 iii 
problems of the URA’s approach in carrying out urban renewal projects have been identified. 
Lastly, recommendations were given out based on the identified problems to improve the 
efficiency of urban renewal carried out by the Government.  
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Chapter 1  Introduction 
 
1.1 Background 
 
Having a mountainous geographic condition, land for property development is always 
limited in Hong Kong. The limited supply of land has resulted in high property price in this 
highly populated city. Over the past decades, the government has been finding ways to provide 
adequate land supply in order to cope with the demand for different kinds of housing. 
Reclamation, developing new towns in the rural area and redeveloping the old, run-down area are 
methods used by the government to solve the land shortage problem. The importance of urban 
planning was being ignored by many governments around the world in the past. Among all the 
methods mentioned, the Hong Kong Special Administrative Region (HKSAR) Government has 
recognized that urban renewal is an emergent action to help solving the problem of inadequate 
land supply as well as urban decay. Redeveloping deteriorated structures and districts is the only 
way to enhance the living environment of the residents in those districts, as well as to introduce 
the concept of sustainability into the city. The Hong Kong Government has been paying a more 
active role in encouraging different parties to participate in the urban renewal process since 1988 
when the Land Development Corporation (LDC) was set up. An Urban Renewal Authority (URA) 
was then established and given greater power to enforce the redevelopment process. However, the 
speed of the urban renewal process in Hong Kong is still slow and problems often arise during the 
enforcement of a project.  
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During the carrying out of the urban redevelopment, the government is always criticized 
in the town planning and land acquisition process. Public interest is often arguable when the 
government is acquiring a site by enforcing the Lands Resumption Ordinance (LRO). Affected 
property owners criticized that the resumption of land by the government as an infringement on 
the private property rights. The compensation methods offered by the Government are limited 
and the compensation amounts paid to the affected owners are always complained by them as not 
adequate. The URA gives an impression to the public that the Government is colluding with the 
developers in carrying out urban renewal projects. Little effort was paid to explain to the public 
the information of urban renewal projects in details and it resulted to the criticism of low 
transparency.  
 
Hong Kong has been prevailing capitalism for many years. Many transnational firms have 
set up their headquarter offices and invest a large amount of capital in Hong Kong because they 
believed that private property rights are being guaranteed in the city. To maintain Hong Kong’s 
position as being one of the top international financial centres in the world, it is necessary to 
protect private property rights here, as well as keeping the city up-to-date with the pace of other 
big cities in the world. Therefore, the Government’s involvement in urban renewal has to be 
examined to ensure the city has an efficient redevelopment process.  
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1.2 Scope of the study 
 
Urban Renewal is a complicated subject which involves enormous parties and covers 
different topics. In this study, the role of the HKSAR Government in urban renewal, mainly 
focuses on the role of the URA, which is established in 2001 as the current urban renewal agent 
on behalf of the HKSAR Government. The main discussion of the study is the approaches used 
by the URA to conduct urban renewal projects. In order to tighten the scope of the study, the 
details of valuating compensation amount to the affected parties will not be covered in this study. 
As valuating compensation is a complicated and subjective matter, it would be better to study it 
separately in greater details. 
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1.3 Objectives 
 
The goal of this study is to justify the Government’s role in urban renewal in Hong Kong. 
The main objectives of this study are: 
 
1. To review the history of urban renewal in Hong Kong 
 
2. To review the current framework in carrying out urban renewal by the URA 
 
3. To explore the views of different parties on urban renewal in Hong Kong 
 
4. To analyze the deficiencies of the urban renewal in Hong Kong and give 
recommendations for improvement  
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1.4 Structure 
 
This study consists of 8 chapters. The following will discuss on the main contents in each 
chapter. 
 
Chapter 1 is the Introduction. It comprises of the background, the scope and the objectives 
of the study. It will also describe the structures of the whole dissertation. 
 
Chapter 2 includes the literature review of the concept of urban renewal. The concept of 
urban renewal will be discussed and it will form the basis for further discussion on the 
Government’s role in urban renewal in Hong Kong. 
 
Chapter 3 reviews the history of urban renewal in Hong Kong. The chapter is divided into 
3 parts, talking about different stages of urban renewal in Hong Kong.  The first part will talk 
about the early stage of urban renewal in Hong Kong, followed by the other parts focusing on the 
history of the LDC and the URA.   
 
Chapter 4 is a review on the current framework used by the URA to conduct urban 
renewal in Hong Kong.  It talks about the objectives of urban renewal and the approaches used by 
the Government in renewing decayed urban districts. The later parts of the chapter describe the 
current strategy and approaches used by the URA to perform different urban renewal tasks in 
Hong Kong.  
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Chapter 5 is the research design. A research is designed to be done in this study in order to 
obtain views on urban renewal in Hong Kong from different sectors in the society. The research 
includes interviews with different parties and a case study on Lee Tung Street/McGregor Project.  
This chapter describes the design of the research in details. The chapter explains the objectives, 
respondents and the contents covered in the interviews. The objectives and the methods of 
conducting the case study are also discussed in the chapter. 
 
Chapter 6 is the results of the research. The results obtained in the interviews and the case 
study are written down in details. 
 
Chapter 7 includes a discussion based on the results obtained in Chapter 6. By looking at 
the perspectives on urban renewal in Hong Kong of different parties, deficiencies of the 
Government’s performance in urban renewal are identified. Recommendations are also included 
in the chapter aiming to improve the efficiency of the Government’s role in urban renewal in 
Hong Kong.  
 
Chapter 8 is the conclusion. It summarized all the findings of the study and gave an 
overall conclusion to it. Limitations of the research and recommendations for further research on 
the topic were also given. 
Chapter 2      Literature Review 
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Chapter 2 Literature Review 
 
The aim of having a literature review in this dissertation paper is to create a theoretical 
framework for analyzing and justifying government’s role in urban renewal in Hong Kong. Urban 
renewal is currently taken in greater concern to cities which have been developed many years ago. 
Recently, it can be found that there are many research papers, journals and discussions about the 
topic, urban renewal. In this chapter, concepts of urban renewal will first be discussed to provide 
a theoretical basis in discussing the government’s role in urban renewal in Hong Kong in later 
chapters. 
 
2.1 Concept of Urban Renewal 
 
Urban Renewal is a slow and continuous process to redevelop or improve age-old 
buildings. Through slum clearance, detailed planning, redevelopment, improvement and repairs 
to be done to the existing buildings, urban renewal aims to enhance the living standard in age-old 
area, as well as keeping the city up- to date with the development pace of other countries. Urban 
renewal is commonly referred to an upgrading in living environment in the originally old and run-
down districts. This is agreed by Doxiaidis (1966). He suggested urban renewal as an elimination 
of substandard and other inadequate housing through the clearance of slums and blighted areas in 
order to realize the goal of a decent home and a suitable living environment as soon as possible, 
thus contributing to the development and redevelopment of communities. In other words, urban 
renewal is the process to redevelop so that land is used more efficiently to cope with the 
Chapter 2      Literature Review 
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development of the cities. The U.S. President’s Task Force on Urban Renewal (1970) also 
believes that the major objective of urban renewal is to enhance the efficiency of land use.  
 
Searle (1974) believes that one of the primary forces making for urban renewal is the 
demand for new accommodation. Since the demand for land and building changes constantly as a 
city develops, it encourages urban renewal process to be carried out in the existing urban areas in 
order to meet the new demand for land and building. According to what Couch (1990) has 
suggested in his paper, the intensification of use in some areas, the reduction of density in 
buildings, the demolition, reconstruction and abandonment of buildings, vacancy and dereliction 
are actually caused by changes in demand for land and building. In response to these changing 
demands for land and buildings, urban renewal provides, adapts, expands, contracts or replaces 
public utilities, transportation infrastructure and social facilities in the decayed urban areas. By 
making these changes to the existing urban areas, it will affect the physical structure and fabric of 
urban areas and thus this changing process can be regarded as ‘urban renewal’. In order to keep 
existing city areas up-to-date, as well as to meet the present and future requirements for living 
and working, urban renewal is the solution to keep them sustainable. Urban renewal does not only 
apply to the residential area but also to the non- residential districts. Urban renewal can take place 
in a small lot or even in a large scale, as a comprehensive development scheme. Grebler (1964) 
believes the implementation of urban renewal process often requires deliberate effort to change 
the urban environment through planned, large- scale adjustment of existing city areas, so that they 
can meet the present and future requirements for urban living and working.  
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2.2 Reasons for Urban Renewal 
 
In order to better describe what urban renewal is about, it is better to understand the 
reasons behind to perform urban renewal. Pun (1987) has suggested several reasons for carrying 
out urban renewal projects. He believed that private developers carry out redevelopment schemes 
basically for profit making.  From the point of view of the community, there are mainly two 
objectives in carrying out urban renewal. The first and most important reason is environmental 
upgrading. Most of the old development urban areas were developed without adequate concern 
for the provision of environmental and community facilities. Old buildings that do not have 
adequate facilities to fit the current users often aggravate environmental problems. Through urban 
renewal scheme, it can stop the deterioration of the old urban areas and achieve environmental 
upgrading. The second objective Pun has suggested is the desire to make the best use of valuable 
land for urban development.  Most of the old properties were constructed under old building 
ordinances and with less advanced technology, they usually fail to maximize the use of the 
development capacity of their sites. By carrying out urban renewal, it can therefore maximize 
accommodation capacity in these sites and solve the shortage problem of land. Urban renewal 
therefore can be a solution to outdated, old and run-down urban areas. It is a process to keep these 
aged areas sustainable to meet current and future requirements for land users. 
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2.3 The Urban Renewal Process 
 
The operation of an urban renewal program is not a simple process. The time taken to 
complete an urban renewal project may be several years. An urban renewal process is never 
simple but complicated. Many parties will be involved to carry out the whole renewal process. It 
consists of the purchase of land and the relocation of all the tenants that were affected in the 
urban renewal programme. The two steps required lots of effort in negotiating with the affected 
tenants and this usually results in the lengthy process of urban renewal. After the affected tenants 
were being relocated, the construction of the new facilities can be done to keep the existing areas 
up-to date in meeting the living and working requirements of today and future. Weicher (1974) 
suggested that there should be six steps in the execution of an urban renewal project. The six 
steps are as follow:  
 
• land acquisition in accordance with the plan, consisting of the purchase of land and the 
structures on it; 
 
• relocation of residents and businesses from the acquired buildings into satisfactory 
quarters elsewhere; 
 
• site clearance including the razing of the structures on the land acquired; 
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• construction of site improvements and supporting facilities undertaken by the city 
government. Site improvements may include streets, sewers, and new lighting systems; 
supporting facilities may be public buildings, including schools, or parks and playgrounds; 
 
• disposition of improved land though selling or leasing it to a private redeveloper; 
 
• new construction on the improved land, either by a private redeveloper or a public agency. 
Chapter 2      Literature Review 
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2.4 The Importance of Urban Planning in Urban Renewal 
 
Many people interpret urban renewal as demolishing the aged buildings and to replace 
them with new and modern ones. Searle (1974) also defined renewal as ‘the removal of a building 
or some other price of urban capital and its replacement by new capital’. Urban renewal aims to 
upgrade a decayed district to make it a place for better living. In fact, the requirement for a better 
place to live in does not consist of only demolishing aged buildings with new and modern ones. 
The extent of urban renewal is wider than only clearing and reconstructing aged buildings. Urban 
renewal is usually a large and comprehensive programmme. It may comprises of redeveloping an 
old and unplanned area to a less dense area with better living conditions, improved traffic 
circulation, better community facilities and more space leave for environmental conservation. The 
process of urban renewal consists of replanning and comprehensive development of land and the 
conservation, rehabilitation of area which is to be preserved because of having a historical, 
ecological and cultural value. 
 
Urban planning plays an important role in achieving the objectives of urban renewal. 
Grogan (2000) pointed out that by adapting urban planning methods to existing cities that are 
suffering from infrastructural decay, it can actually re-generate the decayed areas. Urban planning 
often deals with a wide range of aspects of the built and social environments of urbanized 
communities. It provides solution for sustainable urban development. Wheeler (1998) defines 
sustainable urban development as ‘development that improves the long term social and ecological 
health of cities and towns.’ He has also suggested many ways that can be done in urban in order 
to achieve sustainable urban development. They include less pollution and waste; compact, 
Chapter 2      Literature Review 
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efficient land use; the restoration of natural systems; less automobile use yet with better access; 
efficient resources use; good housing and living environments; sustainable economics; a healthy 
social ecology; community participation and involvement; and preservation of local culture and 
wisdom.   
 
Urban renewal is a solution to keep aged decayed areas sustainable to meet present and 
future living requirements. It can achieve environmental upgrading and maximize 
accommodation capacity of urban decayed areas. However, interests between private developers 
and community are always contradicting. Private developers usually carry out redevelopment for 
profit principally. By applying methods of urban planning into redevelopment scheme, buildings, 
roads, services, community facilities can be provided and re-integrated into the new redeveloped 
area. Thus balancing the interests between private developers and the social communities in the 
redevelopment project and bring about an organized, efficient and desirable place for the 
community to live and work in.  
 
The reconstruction of the old decayed district do not only emphasis on the replacement of 
old buildings but also putting more concern in the environmental and other aspects that can make 
the aged districts a better place to live and work in. Pun (1983), who was a Director of Planning 
before agreed that urban renewal do not only emphasis on replacement of old buildings to achieve 
environmental upgrading. Pun suggested that urban renewal involves a few steps to take place. 
First, ‘the systematic replacement of dilapidated substandard structures with modern, better 
equipped living quarters in properly constructed buildings’. Second, it involves ‘the setting aside 
of land for non- profit making but very much needed facilities to upgrade the environment 
quality’. It is cleared that urban planner plays an important role in urban renewal. Urban plans 
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which reflect the interest of private developers and social needs can assist in achieving renewal 
objectives.  
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2.5 Public Participation in Planning of Urban Renewal 
 
A successful urban renewal program requires careful replanning of urban decayed areas 
into a better place to live in. Urban planning is designed to guide and control the development 
and use of land in public interest. Public participation in urban planning can ensure plans are able 
to meet the demand of the general public and will benefit the community. According to Rossi and 
Dentler (1961), active involvement of local residents in planning process in fact can result to a 
successful renewal program. Based on the ground that public interest being the main objective to 
achieve in urban planning and expenditure of public fund is usually involved in implementing an 
urban renewal program, public participation in the planning procedure of urban renewal scheme 
can actually assist to achieve objectives in urban renewal and the smooth implementation of the 
renewal process.  
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2.6 Forces of urban renewal 
 
There are mainly three primary forces that lead to the implementation of urban renewal 
process in a city. They are economic force, social force and political force. Couch (1990) 
describes urban renewal as ‘the physical change, or change in use or intensity of use of land and 
buildings, that is the inevitable outcome of the action of economic and social forces upon urban 
areas’. In response to economic and social pressures, urban areas are actually forced to change 
constantly, they may be expanding or contracting in size or undergoing internal restructuring. 
Urban renewal is therefore the result to keep these urban areas changing so that they may fit the 
present and future needs. Urban renewal cannot be implemented easily without the intervention 
of public bodies. Government intervention through policies making can promote urban renewal to 
begin. 
 
2.6.1 Economic force 
 
In some cities, urban renewal takes place in a situation of urban growth, while the others 
may take place due to falling population and declining demand for land and buildings. Couch 
(1990) suggests that the general demand for buildings is actually derived from the needs of 
producers and consumers for urban space and their ability to pay for such space. The action of 
urban renewal to construction and develop such space will only occur under conditions which 
producers and consumers find satisfactory or are prepared to tolerate. The demand for new 
accommodation in different economic conditions will result in different forms of urban renewal 
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process. When the city is having an urban growth, the demand for land and buildings will 
increase and the existing supply for land and buildings will not be able to satisfy the demand of it. 
Therefore, existing land owners will commit themselves into the renewal process naturally and 
try to extract profit from it. This is agreed by Couch (1990). He believes that market forces are 
the beginning forces that lead to significant internal urban restructuring and the renewal of large 
urban areas. As the size of urban areas grows, there will be competition for the best located sites, 
usually the most central sites. Thus, the effect of this competition will bid up the price of land. As 
land prices rise, it will be necessary to increase the intensity of land use, whether for production 
or housing purposes, so that profits can be maximized. Therefore, market economic force act as a 
driving force that leads urban renewal to begin. 
 
2.6.2 Social Force 
 
Urban renewal did not occur as only a normal economic process. Modern urban living is 
becoming more complex. Fragmented land ownership pattern has always caused great problem 
and delayed the land acquisition process of an urban renewal project. Urban renewal cannot take 
place smoothly if economic pressure is the only driving force of the changing process. Social 
force is crucial in giving rise to renewal of urban area. As time goes by, people will have different 
requirement in their standards of living, particularly in housing. The community will expect to 
enjoy a better quality of living when they have earned higher income. They will demand for 
better facilities in their living environments. When they see benefits and profits, they will engage 
themselves in redevelopment process naturally. It is the changing demand of buildings and land 
by the community which leads to the implementation of urban renewal process. Lichfield (1974) 
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further concretes this idea in his paper. He suggested that city centers cannot remain static due to 
changing demands on them, through changes in population, transportation, incomes and more. 
These centers have to adapt the ever changing requirements of communities upon them and that 
we come up with the problems and needs of urban renewal. The success of implementing an 
urban renewal project relies a lot on the support of the general public and the community’s 
voluntary support contributes to one of the driving forces to urban renewal. 
 
2.6.3 Political Force 
 
Apart from the economic force and social force, political force is one of the three forces 
that lead to urban renewal. A government has a role in creating a better urban environment for 
citizen to live in. They have to take a longer-term social implication to develop a city.  Urban 
renewal is the solution of providing a sustainable urban living. Government involvement in 
encouraging urban renewal process can help to enhance the living standard of citizen as well as 
keeping the city up-to-date with other competing cities. Evans (1974) suggested in his paper the 
role of the public sector in urban renewal process. He believes that the main role for a public 
sector is to be equipped in order to perform the positive promotion of urban development. He 
suggested that the government does not have to assemble a full complement of development, 
financial and construction skills, but rather it should be equipped in terms of powers and senior 
personnel to initiate and share in the direction of major renewal schemes. The role of the 
government in the process should be taking an initiative in promoting urban renewal within the 
city. By considering the public interest rather than only private interests, profitability of the 
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project, legislations can be made by government bodies to initiate urban renewal scheme. Hence, 
political support and actions form a major driving force to urban renewal. 
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2.7 Types of Urban Renewal Process 
 
In order to distinguish the forces which are instrumental in bringing an urban renewal 
scheme, Searle (1974) has categorized urban renewal process based on their nature of the 
initiating action. He has categorized urban renewal process into 3 types in accordance with their 
different initiating force: voluntary renewal, involuntary or social renewal and economic renewal. 
 
2.7.1 Voluntary Renewal 
 
Voluntary renewal is a renewal process mainly came naturally as a recognized economic 
process. When owner sees the benefit or profit in redeveloping his own property, he then decides 
to demolish and reconstruct it or sells the land to another third party, the government agency or 
private developer. This process is initiated by the owner voluntarily when he sees the profitability 
and benefits he can made from redeveloping the land.  
 
2.7.2 Involuntary or Social Renewal 
 
Involuntary or social renewal process came from the action of a public body. Since the 
urban renewal decisions which were made by the government should emphasis on the interests of 
the common community. Involuntary or social renewal process can result in non- directly 
productive use of land or directly productive use. Non- directly product use of land can be uses 
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like schools, roads, parks. On the other hand, directly productive uses can be housing, 
comprehensive development areas or shopping centers. 
 
2.7.3 Economic Renewal 
 
This category assumes that a rational economic man is making the urban renewal decision. 
A rational economic man will make an objective decision to renew his land with a view of 
maximizing his profits.  When the value of his land, after clearing of buildings, exceeds the value 
of existing buildings on land by an amount to cover demolition costs and other expenses, the 
sufficient element of profit which he can make will lead him to come up with an urban renewal 
decision. 
Chapter 3                                                                   History of Urban Renewal in Hong Kong 
 22  
Chapter 3 History of Urban Renewal in Hong Kong 
 
The earliest urban renewal in Hong Kong could be traced back to the late 19th century. 
The Hong Kong Government initiated ‘slum clearance schemes’ concentrated on clearing the 
squatter areas so as to improve the living standard in those areas. To tighten the scope of this 
study, the history of urban renewal in Hong Kong will be discussed from 1960s to the present. 
 
3.1 History of Urban Renewal in 1960s – 1980s  
 
In the 1960s, the prevalence of deterioration of buildings and the congested unhealthy 
condition in the decayed areas prompted the Hong Kong Government to carry out a Pilot 
Redevelopment Scheme. Under the Environment Improvement Scheme, the living environment, 
traffic circulation and community facilities in the decayed areas such as Wan Chai and Yau Ma 
Tin were improved. An area in Sheung Wan was identified for a Pilot Scheme Area. In general, 
the Pilot Scheme achieved its objectives. However, as there was a lack of funds for property 
acquisition and rehousing resources, the entire Pilot Scheme took over a decade into completion.  
 
In the 1970s, the major urban renewal agent was the Housing Society. It introduced the 
Urban Improvement Scheme in 1974. Under the scheme, the dilapidated buildings in the areas 
were acquired, resumed and redeveloped into modern residential blocks. In the early years after 
the introduction of the Urban Improvement Scheme, the Housing Society only concentrated on 
small to medium sized projects. It started to focus on larger scale comprehensive redevelopment 
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projects in the later years. The scheme has substantially improved the living environment of the 
redeveloped areas. 
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3.2 Lands Development Corporation Background 
 
Lands Development Corporation (LDC) was set up by the Government in 1988 under the 
Lands Development Corporation Ordinance (Cap. 15) to carry out urban renewal projects in 
Hong Kong. The LDC was expected to be a redevelopment agent to perform the entire renewal 
process. 
 
Under Section 2 of the LDC Ordinance, the purposes of LDC were to: 
 
(a) improve the standard of housing and the environment in Hong Kong by undertaking, 
encouraging, promoting and facilitating urban renewal; 
 
(b) engage in such activities and perform such functions as may be necessary for the 
undertaking, encouragement, promotion and facilitation of urban renewal; 
 
(c) engage in such other activities, and to perform such other functions, as the Governor may, 
after consultation with the Corporation, permit or assign to it by order published in the 
Gazette. 
 
LDC was a self-financing statutory body with a managing board appointed by the 
Governor of Hong Kong. The Government granted in a fixed interest rate loan facility of HK$100 
million to support the Corporation’s initial working capital needs. LDC acted as a mediating 
finance agent to channel resource of private developers to urban renewal projects. 
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Since its establishment from 1988 to 2001, LDC had announced 52 redevelopment 
projects of which only 16 were completed (Appendix I). Among the completed projects, it can be 
seen that resumptions were commonly not involved and sites area were usually small.. 
 
The LDC was unable to deliver urban renewal in a sufficient manner. According to 
Consultation Paper on the Urban Renewal Authority Bill (1999), the Government stated the 
obstacles faced by LDC were: 
 
(a)   the original assumption that urban renewal could be wholly self-financing in the long run 
may not be valid in future as a result of the scarcity of sites for profitable redevelopment 
and a less exuberant property market;  
 
(b)   the need to undertake protracted negotiations with property owners has prolonged the land 
assembly process and increased the financial burden of the Corporation's projects; and  
 
(c)   as a result of a commitment not to make anyone affected by redevelopment projects 
homeless, the pace of urban renewal has been limited by the Corporation's shortage of 
rehousing resources. 
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3.3 Urban Renewal Authority Background 
 
The Urban Renewal Authority (URA) is a statutory body established in May 1, 2001 
under the Urban Renewal Authority Ordinance to replace its predecessor LDC. An Urban 
Renewal Strategy (URS) is issued to the URA by the former Planning, Environment and Lands 
Bureau (PELB), as a framework guiding the improvement and restructuring of the old urban areas 
where urban renewal is required. To tackle the problem of urban deterioration, the URA is aimed 
to implement an urban renewal programme consisting of 200 new projects and 25 uncompleted 
projects of the LDC in 20 years.   
 
According to Section 2 of the URA Ordinance, the purposes of the Authority are to: 
 
(a) replace the Land Development Corporation as the body corporate established by statute 
having the responsibility of improving the standard of housing and the built environment 
of Hong Kong by undertaking, encouraging, promoting and facilitating urban renewal; 
 
(b) improve the standard of housing and the built environment of Hong Kong and the layout 
of built-up areas by replacing old and  dilapidated areas with new development which is 
properly planned and, where appropriate, provided with adequate transport and other 
infrastructure and community facilities; 
 
(c) achieve better utilization of land in the dilapidated areas of the built environment of Hong 
Kong and to make land available to meet various development needs; 
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(d) prevent the decay of the built environment of Hong Kong by promoting the maintenance 
and improvement of individual buildings as regards their structural stability, integrity of 
external finishes and fire safety as well as the improvement of the physical appearance 
and conditions of that built environment; 
 
(e) preserve buildings, sites and structures of historical, cultural or architectural interest; and 
 
(f) engage in such other activities, and to perform such other duties, as the Chief Executive 
may, after consultation with the Authority, permit or assign to it by order published in the 
Gazette. 
 
With the fundamental changes from the LDC framework, urban renewal will not continue 
to be a “slash and burn” process. The URA is empowered to achieve a comprehensive and 
holistic approach in urban renewal through redevelopment of dilapidated buildings, rehabilitation 
of old buildings, preservation of historical buildings with cultural or architectural interests and 
rejuvenation of neighborhoods. Basically, the three differences between URA and LDC can be 
summarized as follow: 
 
(a) Land assembly procedure are improved and streamlined 
 
In the past, prolonged time is taken by the LDC to undergo land assembly process. LDC is 
required to first negotiate with the property owners in acquiring their properties. There was no 
time restriction or limit for the LDC to complete a resumption programme. Under the URAO, the 
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URA can now request the Government to resume land under the Lands Resumption Ordinance 
without going through a time-consuming process. 
 
(b) Rehousing resources are increased to back up the URA 
 
New policies for acquisition, compensation and re-housing were applied to the URA 
projects. The URA now has more rehousing resources for accommodating the affected tenants. 
The Hong Kong Housing Authority and the Hong Kong Housing Society are the rehousing agents 
for the URA. Rehousing units have been reserved in these two agencies estates for those affected 
tenants. 
 
(c) Financial and non-financial arrangements are put in place to facilitate the urban 
renewal process 
 
Unlike the LDC, the URA is not a self-profiting agent. Both financial and non-financial 
arrangements are put in place to increase the feasibility and efficiency of URA projects. The basic 
objective is to attract and encourage private developers to involve in the urban renewal projects 
and to provide for a self-financing urban renewal programme in the longer term.  
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Chapter 4 Current Framework of Urban Renewal in Hong Kong 
 
The URA is required to follow the guidelines in the Urban Renewal Strategy when 
carrying out urban renewal projects in Hong Kong. The URS was issued by the PELB. The 
document has covered proposals on redevelopment, rehabilitation and preservation actions, 
financial arrangements, planning procedures and rehousing land, etc.  
 
4.1 The Objectives of Urban Renewal 
 
The URS has laid down the main objectives for the URA, to work on behalf of the 
Government in carrying out urban renewal in Hong Kong. The Government hoped that by 
achieving the objectives, the quality of life of residents in Hong Kong can be improved. The main 
objectives of urban renewal are as below: 
 
a) restructuring and replanning designated target areas; 
 
b) designing more effective and environmentally - friendly local transport and road networks;
  
c) rationalizing land use; 
 
d) redeveloping dilapidated buildings into new buildings of modern standard and   
environmentally- friendly design; 
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e) promoting sustainable development in the urban area; 
 
f) promoting the rehabilitation of buildings in need of repair; 
 
g) preserving buildings, sites and structures of historical, cultural or architectural interest; 
 
h) preserving as far as practicable local characteristics; 
 
i) preserving the social networks of the local community; 
 
j) providing purpose - built housing for groups with special needs, such as the elderly and 
the disabled; 
 
k) providing more open space and community/welfare facilities; and 
 
l) enhancing the townscape with attractive landscape and urban design. 
 
 
Chapter 4                                                      Current Framework of Urban Renewal in Hong Kong 
 31  
4.2 ‘People-Centered’ Approach 
 
The URS requires the URA to use a ‘people-centered’ approach in carrying out urban 
renewal. The strategy defined the purpose of urban renewal by the Government is to improve the 
quality of life of residents in the urban area in Hong Kong. In order not to sacrificing the lawful 
rights of any particular group in the society and to balance the interests and needs of all sectors of 
the community, the URS has given some key principles underlying the Government’s ‘people-
centered’ approach to urban renewal, they are as follow: 
 
a) owners whose properties are acquired or resumed for the implementation of 
redevelopment projects should be offered fair and reasonable compensation; 
 
b) tenants affected by redevelopment projects should be provided with proper rehousing; 
 
c) the community at large should benefit from urban renewal; and 
 
d) residents affected by redevelopment projects should be given an opportunity to express 
their views on the projects. 
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4.3 4Rs’ Strategy 
 
The URA is currently using a 4R’s strategy to implement its urban renewal programmes. 
The 4Rs are Revitalisation, Redevelopment, Rehabilitation and pReservation.  
 
By using the 4Rs strategy in urban renewal, the URA aims to implement redevelopment 
of a cluster of aged buildings at a potential site area and further promote urban renewal to take 
place in its nearby areas by the remaining 3Rs. The remaining 3Rs may include rehabilitate the 
aged but serviceable buildings, preserve historical buildings, and revitalize the shopping, leisure 
and local community activities in the areas.  
 
4.3.1 Revitalisation 
 
The URA tries to use different means of urban renewal to revitalise the decayed urban 
areas. Through redevelopment, rehabilitation and preservation of historical buildings, the URA 
aims at revitalise the old urban districts by improving their economic and environmental fabrics. 
The URA is currently employing both ‘holistic’ and co-ordinated approach to work with its 
partners and stakeholders in revitalizing Hong Kong’s old urban districts.  
 
Besides the ‘holistic’ and co-ordinated approach, the URA also declared in its website that 
it adopts a ‘facilitator approach’ to revitalize the old districts. Being a facilitator, it means that it 
will contribute to urban renewal mainly by improving local infrastructure and environment. It 
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will facilitate urban renewal by working with the public, especially the business sector, to 
promote economic, social and environmental improvements of the old urban areas.  
 
4.3.2 Redevelopment 
 
Redevelopment includes replanned and rebuilt old and dilapidated buildings with poor 
living conditions. Target redevelopment areas have to undergo land acquisition process. The 
fragmented land ownership characteristic in Hong Kong has resulted into lengthy process in 
completing redevelopment projects. The URA aims to complete a redevelopment project within 6 
or 6 and half years. To ensure this target can be completed, the URA will acquire property 
interests through negotiations while submitting applications to the Secretary for Planning and 
Lands for land resumption for urban renewal at the same time.  
 
The URA is tasked to implement 225 redevelopment projects in 20 years. The URS has 
given some factors for the URA to consider in determining the priority of individual 
redevelopment projects. The factors are: 
 
a) whether the proposed project area is old and dilapidated and requires urgent 
redevelopment; 
 
b) whether the buildings lack basic sanitation facilities or are exposed to potential fire risks; 
 
c) whether the living conditions of the residents in the proposed project area are satisfactory; 
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d) whether the proposed project will improve the area by replanning and restructuring; 
 
e) whether the proposed project area will achieve a better utilization of land after 
redevelopment; and 
 
f) whether the rehabilitation of buildings in the proposed project area is a practicable and 
viable option. 
 
4.3.3 Rehabilitation 
 
Rehabilitation is one of the approach used by the URA to tackle with urban renewal in 
Hong Kong, it can improve the built environment, extend the useful life of building and reduce 
the urgent needs for redevelopment. The URS requires the URA to promote proper repair and 
maintenance of buildings before redevelopment by introducing a maintenance costs 
reimbursement scheme for property owners affected by land acquisition. The URA has therefore 
introduced a range of measures to encourage owners to rehabilitate their buildings before their 
properties are eventually acquired for redevelopment by the URA. The URA has worked with 
several Governments’ departments and other partners to prevent decay of buildings in urban areas. 
The Authority also offers advisory, incentive loan, grant and insurance schemes to encourage 
owners to rehabilitate their buildings. 
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4.3.4 Preservation 
 
The URS has stated that heritage preservation should be part of the job done by URA. The 
URA should preserve heritage buildings found in the target urban renewal areas. URS has clearly 
defined preservation to be done by the URA should include the following: 
 
a) preservation and restoration of buildings, sites and structures of historical, cultural or 
architectural interest; and 
 
b) retention of the local colour of the community and the historical characteristics of 
different districts. 
 
The URS also emphasized the buildings that were preserved by the URA should not 
merely be historical arefacts for display purpose but a living and functional part of the community 
that benefits the public. 
 
A Planning, Development and Conservation Committee (PDCC) was set up by the URA 
as suggested in the URS to advise the Board on preservation work. Referring to the URA’s 
website, the PDCC has a function ‘to assess, review and recommend proposals for the 
conservation of buildings, sites and structures of historical, culture or architectural interest.’ 
Furthermore, a Conservation Advisory Panel was set up by the PDCC to provide specific advice 
to the URA and PDCC on the proposals of heritage preservation. The panel includes four to six 
local and international advisers. The panel has an important role to suggest the conservation of 
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those buildings which were graded by the Antiquities and Monuments’ Office as historical 
buildings. Conservation of those buildings includes the adaptive re-use of them after the renewal. 
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4.4 The Area-Based Renewal Planning Approach 
 
The URA has adopted an area-based approach on the overall planning of renewing old 
districts in Hong Kong. By adopting the area- based approach in renewal planning, a cluster of 
sites in an Action Area will be acquired for redevelopment. The redevelopment of these sites will 
form an anchor in renewing the Action area. Other means of renewal, such as rehabilitation, 
preservation and revitalization measures will be applied to the surrounding sites. A synergistic 
impact will be resulted to the renewal of these Action Areas. This approach can provide a 
coherent framework for implementing urban renewal in the Action Area. It can further help the 
URA to prioritize its work in the renewal project.  
 
The Area-Based Renewal Planning Approach adopted by the URA is consistent with the 
renewal approach stated in the URS. Nine sizeable target areas have been designated to the URA 
to carry out urban renewal work in the URS, they are: 
 
a) Kwun Tong; 
 
b) Ma Tau Kok; 
 
c) Sai Ying Pun; 
 
d) Sham Shui Po; 
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e) Tai Kok Tsui; 
 
f) Tsuen Wan; 
 
g) Wan Chai; 
 
h) Yau Ma Tei; and 
 
i) Yau Tong. 
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4.5 Procedures of Implementing a Proposed Project  
The procedures to implement a proposed project are illustrated in below Figure 4.1.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 4. 1 Procedures of implementing a proposed project 
The URA publishes the proposed 
project in the Government Gazette 
Development Project 
If the proposed project does not 
involve in the change of land use, it 
will implement it by a Development 
Project. General information of the 
project should be provided for 
public inspection. Objections can be 
lodged to the URA by the public 
under the Urban Renewal Authority 
Ordinance. 
URA submits the Development 
Project proposal and the public 
views to the Secretary of 
Planning and Lands (SPL) 
SPL refuses to 
authorize the 
proceeding of the 
Development 
Project and refer it 
back to the URA for 
further amendments 
SPL 
authorizes 
the 
Development 
Project to 
begin 
Implementation of proposing 
projects 
Development Scheme 
If the proposed project involves 
the change in use of land, it will 
be implemented by a 
development scheme. The 
Town Planning Board (TPB) 
will publish the draft 
development plans for public 
consultation. 
TPB will have public hearings 
on different comments of the 
draft development plans  
Chief Executive 
approves the draft 
development plans 
under Section 9 of 
Town Planning 
Ordinance 
Chief Executive 
refuses the draft 
plans and refers 
them to the TPB 
for further 
amendments 
The Planning Department 
will authorize the planning 
brief 
URA will submit to the 
TPB the master layout plan 
of the proposed project for 
public consultation 
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4.6 Consultation on Development Projects or Development Schemes 
 
4.6.1 The Establishment of District Advisory Committee 
 
The URA is required under the URS to set up a district advisory committee in each of the 
nine target areas. The district advisory committee will give advice and assistance to the URA in 
the implementation of the development projects or development schemes in the districts. The 
committee members are the representatives of the local community and appointed by the URA 
Board. They include the representatives of owners, tenants, District Councils and other local non-
governmental organizations. 
 
4.6.2 Public Inspection 
 
According to Section 23 of the Urban Renewal Authority Ordinance, the URA has to 
publish in the Government Gazette to provide general information of a development project or a 
development scheme including the commencing date of implementing it for public inspection. 
The URA is required to hold public meetings and distribute easy-to read pamphlets to inform 
local residents of the URA’s projects and to gather their views on the projects.  
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4.7 The Land Acquisition Process of the Urban Renewal Authority  
 
4.7.1 Acquiring Land by Agreement 
 
It is written down in the URS that the URA should try to negotiate and reach agreement 
with the affected land owners to acquire land for redevelopment. Fair offers of purchase should 
be made after a proposed project has been approved and before seeking other alternatives to 
acquire land for redevelopment.  
 
4.7.2 The Resumption of Land under Lands Resumption Ordinance 
 
In case of agreement cannot be reached between the land owners and the authority, the 
URA can request resumption of land for redevelopment under Section 29 of the Urban Renewal 
Authority Ordinance. The URA may apply in writing to the Secretary of Planning and Lands 
requesting him to recommend to the Chief Executive in Council to resume land required for 
urban renewal under the Lands Resumption Ordinance. If the Chief Executive in Council agrees 
to order resumption of land for urban renewal, it should be deemed that resumption is for public 
purpose under the Ordinance. According to Section 3 of Lands Resumption Ordinance, the Chief 
Executive in Council may order resumption of land for public purpose under Lands Resumption 
Ordinance.  
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It is important to note that land for redevelopment should be acquired by agreement with 
the land owners before making application for land resumption. This is because by resuming land 
under the Lands Resumption Ordinance for public purposes, it may involve with the infringement 
of private property rights of the property owners. The application of the Lands Resumption 
Ordinance in urban renewal will only be in cases which agreements between the land owners and 
the Authority cannot be made and the affected land owners are involuntarily forced to move out 
from their properties. The resumption of land by the Government is argued as taking away the 
private property rights of the land owners.  
Chapter 4                                                      Current Framework of Urban Renewal in Hong Kong 
 43  
4.8 Concept of Private Property Rights 
 
It is essential for a city upholding laws to protect the private property rights in order to 
encourage investments. Private property rights give owners the exclusive right to earn profits 
from their properties and protect them from others to share the benefit without their consent. In 
the article, “Toward a Theory of Property Rights”, Demsetz (1967) suggests that ‘property rights’ 
is ‘an instrument of society and derive their significance from the fact that they help a man from 
those expectations which he can reasonably hold in his dealing with others.’  In another sense, his 
suggestion presents to us that ‘property rights’ is so important that it is an instrument that can 
give a man bargaining power when dealing with others. 
 
In Becker’s (1980) paper, he points out that private property rights can give the right to 
possess, the right to use, the right manage, the right to income, the right to consume or destroy, 
the right to modify, the right to alienate, the right to transmit, the right to security, absence of 
term, the prohibition of harmful use, liability to execution and residuary rules. Cheung (1974) 
also suggests in his paper that private property rights include ‘the freedom of use, to derive 
income and to alienate rights connected with a resource owned’, as well as ‘the freedom not to 
exercise this use, income, or alienation rights.’  Cheung has similar ideas as what Becker has 
mentioned about the rights included in the private property rights, but he has intentionally 
mentioned ‘freedom’ this word. Private property rights did not only provide rights to the 
ownership but also the freedom to use these exclusive rights that came from the private properties 
each hold. Bunchanan (1993) agreed with Cheung’s ideas in defining private property rights. 
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Bunchanan has mentioned that ‘private property is a kind of self- production that allows the 
owner the liberty or freedom from the “blind forces of the market”’.  
 
If private property rights are not upheld, exclusive rights came from the ownership of the 
property would not be exist, these properties would be common properties. Macpherson (1978) 
has pointed out the differences between common property and private property with private 
property rights. ‘Common property is created by the guarantee to each individual that he will not 
be excluded from the use or benefit of something; private property is created by the guarantee 
that an individual can exclude others from the use or benefit of something.’ With the private 
property rights assigned together with private properties, these encourage people to invest, hold 
properties. It further explains upholding private property rights should not be neglected when the 
Government resumes land in urban renewal process. 
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4.9 The Social Impact Assessment 
 
According to the guidelines that were set out in the URS, the URA has to fully assess the 
social impact of a proposed project and the social and rehousing needs of the affected residents. 
The URA assesses social impacts of proposed projects by doing Social Impact Assessment (SIA) 
studies at different stages in the renewal process.  
 
4.9.1 Concept of Social Impact Assessment 
 
In order to better understand the social consequences of policies, plans, programs and 
projects, agency planners and decision makers recognize the need to assess impact it brings to the 
society in developing strategies, legislations and policies. SIA is a methodology or an instrument 
to assess the social impacts of planed interventions. Vanclay (2003) describes SIA as ‘the 
processes of analyzing, monitoring and managing the intended and unintended social 
consequences, both positive and negative, of planned interventions and any social change 
processes invoked by those interventions.’ These interventions include policies, programs, plans 
and projects. He further points out the goal of performing SIA is ‘to bring about a more 
ecologically, socio-culturally and economically sustainable and equitable environment.’ 
Therefore, SIA can be seen as sharing the same objectives as urban planning and urban renewal 
and serves as an important tool to assist the achievement of the ultimate goals in urban renewal.   
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A proposed urban renewal project may cause impacts to the societies in many ways.  
Vanclay suggests that social impacts are as changes to one or more of the following: 
 
• People’s way of life 
• Their culture 
• Their community 
• Their political systems 
• Their environment 
• Their health and wellbeing 
• Their personal and property rights 
• Their fears and aspirations 
 
By working out SIA, the above changes caused to the affected parties from the proposed 
urban renewal project must be carefully assessed. The study should try to find out if these social 
consequences are positive or negative and more to what extent it will affect the society.  By 
identifying the impacts that will be caused, efforts can be made to avoid or minimize the adverse 
consequences and compensating the residents or the community for the loses brings by the 
proposed action, benefits may then be arisen and conflicts between involved parties can also be 
minimized.  
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The Interorganizational Committee on Principles and Guidelines for Social Impact 
Assessment (2003) summarized the principles and guidelines for SIA as follow: 
 
• To achieve extensive understanding of local and regional settings to be affected by the 
action or policy 
 
• To focus on key elements of the human environment 
 
• To identify research methods, assumptions and significance 
 
• To provide quality information for use in decision-making 
 
• To ensure that any environmental justice issues are fully described and analyzed 
 
• To undertake evaluation or  monitoring and mitigation 
 
It is important to note that SIA does not only serve as a tool in identifying the impact that 
will be caused to the society by a proposed intervention. A SIA can also lend a hand in 
establishing the mechanisms for evaluation or monitoring of the proposed action. Furthermore, it 
can suggest methods in mitigating possible negative effects to the society from the proposed 
renewal action.  
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4.9.2 Social Impact Assessments Performed by the Urban Renewal Authority  
 
The URS requires the URA to carry out SIA studies in two phases for a proposed project. 
The first one is a non-obtrusive SIA which should be done before the publication of the proposed 
renewal project in the Government Gazette. Another detailed SIA study should be conducted 
after the proposed renewal project has been published in the Government Gazette.  
 
The main elements that should be included in the non-obtrusive SIA are listed on the URS 
as below: 
 
a) the population characteristics of the proposed project area; 
 
b) the socio-economic characteristics of the area; 
 
c) the housing conditions in the area; 
 
d) the characteristics of local business activities, including small shops and street stalls; 
 
e) the degree of overcrowding in the area; 
 
f) the availability of amenities, community and welfare facilities in the area; 
 
g) the historical background of the area; 
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h) the cultural and local characteristics of the area; 
 
i) an initial assessment of the potential social impact of the proposed project; and 
 
j) an initial assessment of the mitigation measures required. 
 
The URS also listed out the main elements that should be included in the detailed SIA 
which will be conducted after the proposed renewal project has been published in the 
Government Gazette. The elements which are included in detailed SIAs are different from the 
elements in non-obtrusive SIAs. They are more focusing on assessing the impacts to the 
identified affected residents and detailed assessment of potential social impact and mitigations are 
made. The elements to be included in the detailed SIA carried out by the URA are as follow: 
 
a) the population characteristics of the residents affected by the proposed project; 
 
b) the socio-economic characteristics of the affected residents; 
 
c) the rehousing needs of the affected residents; 
 
d) the housing preferences of the affected residents; 
 
e) the employment status of the affected residents; 
 
f) the place of work of the affected residents; 
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g) the social networks of the affected residents; 
 
h) the educational needs of the children of the affected families; 
 
i) the special needs of the elderly; 
 
j) the special needs of the disabled; 
 
k) the special needs of single-parent families, particularly those with small children; 
 
l) a detailed assessment of the potential social impact of the proposed project; and 
 
m) a detailed assessment of the mitigation measures required. 
 
The URA is required to submit the detailed SIA report to the Secretary of Planning and 
Lands (SPL) when it submits a development project under section 24 of the Urban Renewal 
Ordinance. Detailed social assessment should also be submitted to the Town Planning Board 
(TPB) when the URA submits a development scheme under section 25 of the Urban Renewal 
Authority Ordinance. Moreover, the URS states that the detailed assessment report should also be 
released for public information. 
 
SIA studies allowed the URA to understand more the positive and negative impacts to the 
society of a proposed renewal project. The practice of performing two SIA studies in different 
phases of a proposed project shows that the URA has paid effort in ensuring public interest as the 
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main concern of a renewal scheme. By performing the detailed SIA, the Authority aims to 
achieve more accurate information on the impacts to the society as well as to reassure the lost to 
the affected residents. The release of detailed assessment reports to the public indicates that the 
government welcomes public to give the opinion in the renewal process. However, it is to be 
noted that assessment reports should be presented in an easily understood way in order to 
welcome public participation in the renewal process. 
 
4.9.3 Mitigation Measures 
 
The URA is required in the URS to establish an urban renewal social service team in each 
of the nine target areas. The social service teams should be run independently and ready to serve 
before the commencement of the first redevelopment in the target area.   The staffs in the teams 
are frontlines to provide assistant and advice to affected residents in the redevelopment projects. 
By using the identified impact to the residents of redevelopment projects from the SIA, the social 
service teams are expected to offer professional assistance and mitigate the negative impacts to 
the parties caused by the redevelopment projects. 
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Chapter 5 Research Design 
 
In this chapter, it explains the approach used in the study to justify the government’s role 
in urban renewal in Hong Kong.  Methods of research and the contents of the interview questions 
will be further discussed in the following.  
 
5.1 Methodology 
 
In order to justify the urban renewal practices of the HKSAR Government, the views of 
different parties in Hong Kong has to be collected to give general comments on the current urban 
renewal practices of the Government. The research study is designed to be comprised of different 
parties in the society to give their comments and suggestions for urban renewal in Hong Kong. 
The perspectives of three parties will be included in the study. They are the Government, the 
professionals and the general public. Interviews were conducted to collect the Government’s and 
professionals’ perspectives of current urban renewal practices in Hong Kong. A case study will 
be done on one of the urban renewal projects in Hong Kong to discuss its impact to the society 
and to obtain the perspectives of the public on the urban renewal practices in Hong Kong.    
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5.1.1 Interviews 
 
Two interviews have been conducted to obtain the Government’s and the professionals’ 
views on current urban renewal practices in Hong Kong.  
 
5.1.1.1  Interview with the Urban Renewal Authority 
 
The URA was interviewed to obtain the perspectives of the Government in urban renewal 
in Hong Kong. The URA was being criticized for their current practices in carrying out urban 
renewal in Hong Kong on behalf of the Government. The URA has explained some of the urban 
renewal policies and made some defense for the criticisms in the interview. 
 
5.1.1.2  Interview with Professor Hon. Lau Patrick, Shau Shing, SBS, JP 
 
Professor Hon. Lau Patrick, Shau Shing, SBS, JP was interviewed to obtain his views on 
current urban renewal policies and recommendations for improvements. Being the representative 
in the Legislative Council for the Architectural, Surveying and Planning Functional Constituency, 
Professor Lau’s comments can represent the perspectives of the professionals in Architectural, 
Surveying and Planning.    
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5.1.1.3  Questions for Interview 
 
The interviewees were asked to answer questions in mainly 2 areas (Appendix II). The 
two focused areas are the current URS and the social impact caused by the URA’s urban renewal 
programs. The details and the objectives of the questions in the 2 areas were explained as follow.   
 
5.1.1.3.1 Current Urban Renewal Strategy 
 
The questions in this part are concerning with: 
 
 Targets that the governments aims to achieve through a 20 - year urban renewal program 
 Key Principles underlying the Government’s approach to urban renewal 
 Main Objectives of the URA 
 
Objectives: 
 
This part of the interview aims to criticize on current targets, principles underlying in the 
latest URS which has been applicable since 2001. Some of them are questioned as being outdated 
and yet cannot meet the current social need. By making these questions, it is hoped that the 
interview can help to justify the government’s approach in how to tackle with the urban decay 
problem.  
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The questions in this section also aim to find out how effective the URA is in performing 
urban redevelopment, by questioning how well they are achieving their targets and the main 
objectives of the URA. 
 
5.1.1.3.2 Social Impact 
 
The questions in this part are concerning with: 
 
 SIA done by the URA  
 Mitigation Measures done by the URA 
 The Evaluation of completed projects 
 
Objectives: 
 
This part aims to look at how the URA performs in minimizing the negative impact 
caused to the public when it is implementing an urban redevelopment project. Questions focusing 
on the SIA studies which were done by the URA aim to find out whether the assessments can 
really help the Government in achieving its principles in performing urban redevelopment and the 
objectives of the URA. This part also aims to look at how the government evaluates each 
redevelopment project performance in meeting its targets as well as the effectiveness in carrying 
out urban renewal.  
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5.1.2 Case Study 
 
A case study on Lee Tung Street will be done to explore the views of the affected parties. 
The H15 Lee Tung Street/McGregor Street Urban Renewal Project is the largest project carried 
out by the URA. Data from two researches will be reported to provide the views of the affected 
parties on the H15 urban renewal project in qualitative and quantitative approaches.  
 
Sources of the case study: 
 
1.  A report done by the H15 Concern group 
2.  A survey conducted by Policy 21 Ltd. of the University of Hong Kong 
 
The case study comprised with two parts. The first part will present the criticisms on 
Government’s role in urban renewal projects and the ‘Wedding City’ scheme by the H15 Concern 
Group. Also, the interviews of the affected shop tenant, staircase stall tenant and the flat owner 
will be included. The second part will mainly report the survey results done by the Policy 21 Ltd. 
with the affected parties in Lee Tung Street. The entire case study aims to obtain the general 
public views towards urban renewal in Hong Kong.  
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5.1.2.1 Reasons for studying Lee Tung Street/McGregor Street Urban Renewal Project 
 
The Lee Tung Street/McGregor Street urban renewal project is the most controversial 
project in the history of urban renewal in Hong Kong and this contributes to the reason why it is 
chosen to be the case for further investigation in the study. The project is the largest project ever 
performed by the URA. It involved in numbers of affected parties, the domestic flat owners, 
tenants and the shop owners and tenants. The project was proposed and announced by the LDC, it 
had not been implemented until the URA has taken charge of it. During this prolonged period of 
time, the neighborhood felt obsessed with the Government’s announcement on renewing the area.  
Concern group was formed to oppose with the Government to conduct this project. Numbers of 
professionals in different sectors, as well as the general public had given their views to the 
Government on this project. Therefore, a large amount of information can be collected from this 
case to obtain the views of the general public on urban renewal. 
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Chapter 6 Results of the Research 
6.1 Interview 
 
6.1.1 Perspective of the Government – Urban Renewal Authority 
 
The External Relations Department of Urban Renewal Authority on behalf of the URA 
has replied the interview questions by an email. The following will be a summary of the feedback 
from the URA.  
 
6.1.1.1 Urban Renewal Authority and the Parameters of the Urban Renewal Strategy  
 
In the letter, the External Relations Department of the URA stated the role of the URS in 
guiding the jobs of URA.  The department mentioned that the URA is a statutory body 
established under the URA Ordinance which requires the URA to prepare each year a five-year 
Corporate Plan and an Annual Business Plan to layout the direction and program of the 
Authority’s activities. They further mentioned that Authority has to follow the parameters of the 
Government’s URS in preparing the plans and then submitted them to the Financial Secretary for 
approval. 
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6.1.1.2 The Revision of Urban Renewal Strategy  
 
The Department replied that the URS is a government document developed by the 
Development Bureau. The URA as the Government’s urban renewal agent is required to follow 
the URS in performing urban renewal work. The revision of the URS is outside the scope of work 
of the URA.  
 
6.1.1.3 Parameters in Setting the Target Aeas 
 
The Department did not reply the question concerning how the target areas are set. The 
Department only explained that the nine target areas are designated in the URS published by the 
Development Bureau. The nine target areas are Kwun Tong, Ma Tau Kok, Sai Ying Pun, Sham 
Shui Po, Tai Kok Tsui, Tsuen, Wan Chai, Yau Ma Tei and Tau Tong.  
 
6.1.1.4 Parameters in Development Parameters of Urban Renewal Projects 
 
From the reply, though the External Relations Department did not provide an answer on 
how the target areas are set. They mentioned the development parameters of the Authority’s 
projects are either based on the statutory zoning or the Planning Brief agreed with the 
Government Departments and approved by the Town Planning Board after consulting the District 
Councils. 
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6.1.1.5 The SIA Studies and the Freezing Survey 
 
The External Relations Department of the URA explained in the letter that for all the 
redevelopment projects implemented under the URA Ordinance, the URA will conduct a non-
obtrusive SIA before the publication of the project. The URA staff will also conduct a freezing 
survey on site to ascertain the occupancy status of the premises and the number of affected 
households within the scheme boundary of the project. They mentioned that the information 
collected during the freezing survey will be used by the URA staff for a Detailed SIA. The SIA 
report will then be submitted to the Town Planning Board as part of the Development Scheme 
Plan Submission by the URA. 
 
6.1.1.6 The Current Compensation Policies to Affected Owners and Tenants 
 
The External Relations Department stressed that the URA compensation policies are 
accepted by most owners and tenants affected and their living conditions have been improved as a 
result. They said that the current acquisitions offered by the URA for an owner-occupied 
domestic property is the market value of the property plus the ex-gratia allowance. The ex-gratia 
allowance, also known as the Home Purchase Allowance is based on the value of a seven-year-
old notional flat. For the tenanted and vacant domestic properties, the URA also offers them the 
market value of the property plus a supplementary allowance, which is a percentage of the Home 
Purchase Allowance as compensation. They further claimed that to ensure the fairness of 
acquisition offers to the affected owners and tenants, independent community leaders including 
the President of the Hong Kong Institute of Surveyors or his representatives and the related 
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District Council Chairperson and members will be invited by the Authority to select by ballot 
seven qualified professional surveyor firms for the valuation of Home Purchase Allowance.  
 
In the reply, the Department pointed out that the Authority will offer cash compensation 
or public rehousing for the eligible and affected residents, so that they can choose according to 
their wishes on what kind of compensation they wish to get from the Government.  
 
6.1.1.7 The Fairness to Relocate Affected Residents 
 
The Department of URA claimed in the letter that they understand some owners may wish 
to result to the same locality to live. They admitted that owners may often have difficulties in 
finding new homes in the same district. To deal with this problem, the Department replied that 
the URA is recently introducing a new initiative for those owners to express their interest in 
purchasing residential units in the new development upon completion. 
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6.1.2 Perspective of the Professionals – Professor Hon Patrick Lau Sau Shing, SBS, JP 
 
Professor Hon. Patrick Lau Sau Shing, SBS, JP is a Legislative Councilor representing 
members for the Architectural, Surveying and Planning Functional Constituency. He is a 
registered Architect and a Authorized Person. Professor Lau has been teaching in the Department 
of Architecture of University of Hong Kong for over 30 years. He is currently an Honorary 
Professor in the University. Besides of serving the society as a Legislative Councilor, Professor 
Lau has committed himself into many community services. At present, he is the member of the 
Housing Authority and the Antiques Advisory Board.  
 
6.1.2.1 Need of Revising Urban Renewal Strategy 
 
It is stated in the URS that the strategy has to be revised time to time for every two or 
three years. However, some of the most updated targets the Government aims to achieve in this 
strategy appear to be outdated and may not necessarily in need by the public. This can be seen in 
one of the targets in the twenty-year urban renewal program to provide seven new schools. Due to 
the low birth rate in the territory, the statistic from the Education Bureau shows that numbers of 
students who are in kindergarten and primary education are decreasing greatly from 2001/2002 to 
2006/2007. Kindergarten students number drop from 156202 to 140783 and the number of 
primary school students dropped from 493075 to 410516 in 6 years. Many of the school had been 
shut down and results the decreasing number of kindergarten and primary schools over the past 
few years. Number of primary schools in 2001/2002 is 815 and this number had been dropped to 
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668 in 2006/2007 (Appendix III and IV). It is questionable that the targets set in the URS are not 
updated to meet the current trends of the society and it has to be revised more often.  
 
Professor Lau agreed that urban renewal policy has to be reviewed. He admitted that 
many of the targets and practices of the URA are actually following the laid down practices that 
were established by the LDC, the previous urban renewal government agency. Professor Lau 
believes that those targets and projects that were established by the LDC in fact may no longer 
meet the present demand for urban renewal. He explained that the previous performance of LDC 
was unsatisfactory, because of its slow progress in carrying out urban renewal scheme. Therefore, 
the Government has set up URA to replace it and carry out all the projects that were left behind 
by the LDC as soon as possible. Profess Lau believes that the Government’s intention of 
demanding the URA to follow up the unfinished target projects laid down by LDC was 
inappropriate. He pointed out that many districts may not be suitable to be redeveloped in a way 
as the LDC has planned before. He stressed that the policy should be reviewed and he has already 
urged the Government to take action on solving this problem in the Legislative Council. 
 
However, Professor Lau does not think that building seven new schools is a good example 
to show that the targets set in the Urban Renewal Strategy are outdated. Professor Lau explained 
that due to the increasing number of direct subsidy scheme schools, the introduction of small 
class policy and whole-day primary schools, it is necessary to build more new schools to meet the 
new trend of education. He said that the Government is now building more new schools in order 
to provide better facilities to enhance the quality of education in Hong Kong.   
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Professor concluded by emphasizing the need to review on urban renewal policy. In his 
opinion, urban planning plays an important role in urban renewal. He thinks that it was 
inappropriate to take urban renewal action based on the decisions which was made long time ago 
when LDC was still the only government agent in promoting urban renewal. The decisions or 
plans which were established previously by the LDC may be outdated and may not fit the current 
needs of the public. He recommended urban renewal action taken by the URA should be based on 
detailed up-to-date urban planning instead.  
 
6.1.2.2 The Practicability of Completing Target Tasks by the Urban Renewal Authority 
 
According to the URS, the URA is tasked to implement an urban renewal program which 
consists of carrying out 200 new projects and 25 uncompleted projects of the Lands Development 
Corporation in twenty year. 
 
The URA has to carry out more than 11 projects on average annually in order to achieve 
the target. Each project may be different in its size and time required in carrying out each of them 
always varies. Different kinds of difficulties may also be encountered while carrying out these 
projects. According to the number URA has announced in its website, it has only currently 
implemented 42 redevelopment projects since its establishment in 2001 to March 2008. The 
practicability for the URA to complete such the stated task is questionable. 
 
Professor Lau commented that it is inappropriate to set the target work done by the URA 
by quantifying the projects in numbers. He stresses that urban renewal projects are all different in 
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nature. Each may encounter different difficulties in the renewal process. He has raised an 
example of the Kwun Tong town centre redevelopment project. Professor Lau described the 
Kwun Tong town center project is very large in scale and can be equal to the work in tens of 
small redevelopment projects. He believes the URA may be able to achieve the target when all 
renewal programs can be completed smoothly. He pointed out that urban renewal projects can be 
completed efficiently when the number of affected residents is small and they voluntarily support 
in renewing the areas. 
 
On the other hand, Professor Lau criticized that the URA is currently acting like a private 
developer. They ignore the importance of voluntary support by the public in redeveloping. He 
agreed that if URA continues to ignore the importance of public’s voluntary support, it may have 
came up with obstacles by the society in performing the renewal projects and thus it may not be 
able to achieve the targets in implementing 225 projects in twenty years.  
 
Professor believes the number of projects to be performed by the URA is not as important 
as how these renewal projects can affect the district and achieve the main renewal objectives. He 
suggested the Government should set the target based on how the renewal affects different 
districts rather than quantifying the numbers of projects to be implemented.  
 
6.1.2.3 Parameters in Setting the Target Areas 
 
Professor Lau believes that the URA should have some guidelines in setting the target 
areas but those are only to be used confidentially by the Authority. He suggested the reason why 
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the URA does not publicize these parameters in details. The reason is URA worries that people 
may go and purchase flats in old districts at low prices which they predict will be redeveloped 
later by the URA. They may then ask for higher price from URA when the area is really targeted 
to be redeveloped. It can be a threat to the URA when people know clearly how the Government 
decides in targeting urban renewal areas. 
 
6.1.2.4 District Councils Involvement in Setting Target Areas 
 
In Professor Lau’s opinion, the public can actually take part in deciding which areas to be 
redeveloped by the URA also. Professor Lau recommended that the District Councils should 
participate more in promoting urban renewal in different districts. He criticized that the District 
Councils are given too little power by the Government now. In the current practice, the District 
Councils are consulted by the URA in the urban renewal process only when development 
parameters and plans have been established. He suggested that the District Councils should get 
involved in deciding which areas are to be targeted for redevelopment as well. This is because 
District Councils understand more the need of redevelopment for each district. Moreover, the 
involvement of the District Councils in the decision making process can actually promote public 
to participle more actively in urban renewal. Professor Lau said that the District Councils are the 
most direct channels to let the Government know what are needed by the public in each district. 
The District Councilors are elected by the residents living in the districts. Professor Lau believes 
that by allowing Districts Councils to participate in the urban planning process, it may actually 
enhance the persuasiveness of the urban redevelopment plans done by the Government, as they 
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can reflect the real needs of the society through channeling public voices from the District 
Councils.  
 
6.1.2.5 Maintaining Distinguishing Local Characteristics in Redevelopment  
 
Professor Lau stressed that urban renewal is not demolishing old buildings and 
reconstructing them. Professor Lau believes that redevelopment can be rehabilitation by 
refurbishing the old buildings to keep them up-to-date with current living standards. Professor 
Lau criticized the demolition of all the buildings by the URA in Lee Tung Street, also known as 
Wedding Card Street. He pointed out there are many distinguished local characteristics in 
different areas of Hong Kong. The distinguished local features in these areas bring thousands of 
tourists to visits Hong Kong every year. Carrying out urban renewal by demolishing all the 
buildings is actually destroying all the distinguished local characteristics in Hong Kong. 
Professor Lau emphasized on the importance of finding out distinguished local characters in 
Hong Kong and protecting them. These special characters are resulted from practicing businesses 
in these streets since hundred years ago and they cannot be rebuilt in a short period of time. Wing 
On Street, commonly known as Cloth Street before, was another example to illustrate the failure 
in recreating the special features of the street by relocating shops to the Western Market  
 
Professor Lau argued that the URA’s current view on urban redevelopment is completely 
wrong. The URA has been redeveloping Hong Kong by knocking down and reconstructing the 
aged areas while ignoring the distinguished local features in these areas. Professor described the 
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URA’s practice in rebuilding the special features after renewal as building drama scenery in the 
Shaw Brothers Studio. 
 
6.1.2.6 The Importance of Voluntary Renewal  
 
Professor Lau emphasized on the importance of voluntary renewal in the success of urban 
renewal. He gave successful examples of redevelopment in Lan Kwai Fong and SOHO. He 
explained that residents and shopkeepers will get involve in redevelopment voluntarily when they 
see the benefits and property values of their flats have been raised after renewing the site. He 
pointed out that in Lan Kwai Fong, redevelopment through demolishing and reconstructing 
buildings can be found in part of the site, while others are turned into modern bars after 
refurbishment and the area. Professor Lau described the role of the Government in the Lan Kwai 
Fong project as a catalyst in facilitating and speeding up urban renewal process without 
interfering too much in the planning of the redevelopment. Thus it has resulted to the success of 
renewing  Lan Kwai Fong. Professor Lau suggested the role of the Government in urban renewal 
as a facilitator to improve public facilities and roads in order to promote redevelopment in 
different districts without destroying the distinctive features of the areas.  
 
In order to maintain the local characters after urban renewal, Professor Lau suggested 
redeveloping different parts of the site in various ways. Professor Lau gave the example of Fa 
Yuen Street in Mongkok, also known as Sneaker Street. Shop owners who owned properties on 
the ground floor do not want the street to be redeveloped while the residents living upstairs wish 
to be rehoused as soon as possible. Professor Lau recommended the Authority to redevelop the 
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upper part of the site while refurbishing the shops on the ground floor, allowing the sneakers 
shops to continue their businesses in the redevelopment process and maintaining the special 
characteristics of selling sports equipments in Sneaker Street. Professor Lau believes that by 
doing this, it can actually alleviate the dispute between the Government and the affected residents 
in renewing the area. He emphasized that the Government should provide choices for the affected 
residents to choose from and should not force the majority to relocate involuntarily.  
 
Professor Lau criticized that the current practices of URA has resulted the citizens in 
Hong Kong bad feelings to urban renewal. The URA gives an impression to the public that they 
renew Hong Kong by demolishing and reconstructing them into high density buildings for profit 
making. Professor Lau mentioned that the Government does not intend to make profit from urban 
renewal. In fact, the Authority is subsidized by the Government to carry out urban renewal in 
Hong Kong. The URA should not use a profit making approach to renew the city.  
 
6.1.2.7 Destroying ‘the Past’ and to Buying ‘the Future’ of the Affecting Residents 
 
Professor Lau described paying compensation to the affected residents by the URA as 
paying to buy their ‘future’. Professor Lau said that the URA has been destroying many special 
features that have been built up by businesses in the streets many years ago. Some of the 
businesses have been run for several generations. Professor Lau explained the reason why many 
shop owners do not wish to be relocated in the redevelopment.  A lot of the shops in the aged 
areas have been run for many generations. They will be run by the following generations if the 
site has not been demolished for redevelopment. The URA is paying compensation to discontinue 
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businesses which have been run for decades. Professor Lau stressed that the URA should pay 
more attention in understanding the backgrounds and opinions of all the affected residents and 
tries to provide them choices to choose from in the urban renewal projects.  
 
6.1.2.8 Redevelopments other than Residential Purposes 
 
Among the 42 redevelopment projects announced by the URA, most of the sites have 
been turned into residential buildings. The action has given the public a perception that the 
Authority is colluding with developers so that they can make more profit from demolishing old 
buildings in the urban areas and turned them to private residential buildings.  
 
Professor Lau does not agree that the URA has only focused in turning sites to private 
residential buildings. Professor Lau admitted that by selling the acquired land to the private 
developers for building residential buildings is the easiest way to redevelop the site. However, he 
believes the URA has in fact paid effort in redeveloping areas for open space and public facilities. 
He gave an example to illustrate his saying by a redevelopment project in Argyle Street and 
Shanghai Street in Mongkok, which has been turned into a mixed-use development, Langham 
Place, consisting of a hotel, office building and a large shopping mall. However, Professor Lau 
questioned the overall effect of this redevelopment project to the districts. In his opinion, the 
completion of Langham Place has greatly affected the shops on the streets in the area. Mongkok 
used to be a district that bustled with life round the clock everyday. Professor Lau thinks that 
Mongkok is quieter now at night after Langham Place has been completed. Professor Lau again 
stressed that careful planning should be done before urban renewal projects begin. He believes 
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that the URA should consider different kinds of aspects, try to find out what facilities the district 
is lacked of and come up with a plan that can upgrade the environment without destroying the 
local distinguish characters of the district.  
 
6.1.2.9 The Fairness to Relocate Affected Residents 
 
The URA compensates the affected residents in target areas on the value of a notional flat, 
which is defined as a 7-year-old flat in a comparable quality building, situated in a similar locality. 
Very often, the amount compensated is not enough for them to purchase new flats nor there 
sufficient numbers of flats in the districts for them to choose from. They are usually forced to be 
rehoused to other districts.  
 
Professor Lau said that the current compensation paid by the URA has already included a 
Home Purchase Allowance above on the market value of the property being acquired. Professor 
Lau described the current compensation policy by the Authority is the easiest and simplest way in 
compensating the affected residents. The Authority is allowing the affected residents to make 
their choices freely in how to making use with the compensation. With the limited amount of 
money, the residents have to decide whether they wish to find a house in the same district or 
move to other areas. Professor Lau admitted that there may be difficulties for people who wish to 
continue living in the districts as they may not be able to find another flat in the same district. 
Therefore, Professor Lau suggested the Authority should try to assist the affected residents in 
rehousing and introduce a flat for flat exchange (樓換樓) scheme to exchange flats with them, so 
that they can have more choices in making their rehousing decisions.  
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6.1.2.10 The Study on Social Impacts of Redevelopment Projects 
 
Professor Lau praised on the effort that the URA has paid in conducting SIAs. However, 
he thinks that the studies on social impacts currently done by the URA are too focused on the 
impacts to the affected residents in the district. Rather than studying the positive and negative 
impacts to the districts and the affected residents, Professor Lau suggested the Authority should 
also study on the impacts of the redevelopment projects to whole society of Hong Kong. Hong 
Kong citizens are arguing that the Authority has been knocking down too many historical 
buildings and destroying the character and vibrancy of ‘old Hong Kong’. Professor Lau hoped 
that the Authority can improve by changing its approach in carrying out urban renewal in Hong 
Kong. He welcomed the introduction of the Building Rehabilitation Loan Scheme by the 
Government to the public in promoting voluntary urban renewal. To conclude, Professor Lau said 
that he looked forward Mr. Barry Cheung Chun-yuen, the new Chairman of URA can guide the 
Authority to a better way in performing urban renewal in Hong Kong. 
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6.2 Case Study – Lee Tung Street 
 
6.2.1 Background of Lee Tung Street  
 
Lee Tung Street, also know by its local nickname “Wedding Card Street”, is located in 
Wan Chai, one of the oldest district in Hong Kong. In 1950s, the Government gathered the 
printing shops at Lee Tung Street so as to monitor the operation of illegal publications. Originally, 
the printing shops designed and produced their own letters, envelopes and name cards for 
business. Since 1970s, the printing shops were famous by their red pocket envelops, red posters 
and wedding cards.  
 
Lee Tung Street also formed a very cohesive neighbourhood by the residents. A high 
degree of intimacy among themselves was maintained especially by the old generation who had 
been spending most of their life in the Wan Chai district. This unique social tie is mostly found 
only in the old districts in Hong Kong.  
 
Lee Tung Street was a place where it had a strong local identity and rich with street 
activities. In short, here below discusses about the characteristics of Lee Tung Street in three 
areas. 
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Picture 6. 1 Front Views of Lee Tung Street 
(Source : http://www.hkcmp.org/cmp/ ) 
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6.2.1.1 Streets 
 
Lee Tung Street was with narrow roads and pedestrian pathways. The width of the 
pathways was 1.5 metres on average, which merely meets the recommended minimum width 
standards for walkway issued by the Planning Department. The width of the road was about 6 
metres. There was one-way carriageway and one lane for parking lay-bys. As it was not a major 
or long street, there were no signs and proper crossways for pedestrians to walk across the street. 
These were the characteristics of the early developed area in Hong Kong.  
 
6.2.1.2 Buildings 
 
Lee Tung Street was first developed in the early 20th century. In majority, buildings there 
were rectangular in shape and usually 6-storey high without elevators. The staircases were in 
between two living quarters and laid externally on the facade as an interlude between the 
cantilevered portions. 
  
The buildings were built in reinforced concrete. The exterior of the buildings were usually 
simple and with no detailed finishing. Initially, the rectangular windows were made with green 
steel and had not installed with any air-conditioners. 
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The buildings formed in a row of attached house units on both sides of the street. In each 
building, there was a shop on the ground floor and with the residential units on the upper floor. A 
mezzanine was set over the pavement and open shop-fronts were set along the street. 
 
There were no special features on the roofs of the buildings. The roofs were in a simple 
flat form but with the presence of some temporary structures which were used as living quarters. 
The shop-front was the main feature on the ground floor. It looked different from the upper floors 
on designs, materials, styles and colors.  
 
The buildings in Lee Tung Street were interconnected tightly without any space in 
between. They had a consistency in scale, designs, appearance, set backs and materials. This 
uniformity and the pattern of the street brought in a visual harmony to the area. 
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Picture 6. 2 Views showing the road and pedestrian 
  
Picture 6. 3 Appearance of the buildings in Lee Tung Street 
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6.2.1.3 Shops 
 
The main feature on the ground floor of Lee Tung Street was the shop-fronts. The 
frontages of shops were very different from the upper floors in terms of design, materials, styles 
and colors.  The business and commercial activities of the ground floor were in a high variety of 
types and functions. The shops were commonly small in scale and specialized in different types 
of business, including hairdressing, catering, laundry, tailoring and others daily services.   
 
Apart from these retail shops, there was a high concentration of printing shops in Lee 
Tung Street. There were more than 20 printing shops providing retailing and wholesaling services 
since 1960s. In addition to printing services, these shops also specialized in selling wedding cards, 
red pocket envelops, calendars and business name cards, which gave rise to the distinctive 
characteristic and the nickname of the street.  
 
Physically, the printing shops dominated the visual interests of the street. While most of 
the shops were in traditional design, some of the shops also bring in energy and modern 
decoration to the street. 
 
In addition to the ground floor shops, the staircase stalls were another unique 
characteristic in the aged-buildings. The staircase stall was a low-rent tiny shop which situated at 
the entrance of the staircase on the ground floor. Generally, the decorations of the staircase stall 
were simple and old. Due to space limitation, these shops can only provide simple daily services 
and sell small size products such as accessories and watches.  
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Figure 6. 1 Map showing ground floor uses in Lee Tung Street 
(Source: Conservation of Local Character in Old Urban Areas of Hong Kong: A Case Study in 
Lee Tung Street, Wan Chai) 
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Picture 6. 4 Various printing and wedding card shops in Lee Tung Street 
Chapter 6                                                                                                      Results of the Research 
 81  
 
 
 
 
Picture 6. 5 Various staircase stalls in Lee Tung Street 
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6.2.2 Background of Lee Tung Street / McGregor Street Redevelopment Project  
 
H15 Lee Tung Street / McGregor Street was one of the 25 projects announced by the LDC 
in 1998. With the request from some LegCo members and the affected parties for the early 
implementation of the urban renewal project, the URA commenced the Lee Tung Street projects 
in 2004. This was the largest urban renewal project in Hong Kong since the establishment of 
LDC. Since the redevelopment project had great impact on the community, lots of public 
concerns had been aroused to protect the originality and characters of Lee Tung Street. 
 
The entire redevelopment project covers an area of about 8,900m2 and 54 buildings 
(Appendix V). A total of 647 private owners and 930 tenants area affected. As on 16th November 
2004, the URA had already reached agreements with owners to purchase 75% of the property 
interests. 
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6.3 Report on Lee Tung Street / McGregor Street Project by the H15 Concern Group 
6.3.1 Background of H15 Concern Group 
 
The H15 Concern Group was organized by the residents and owners affected by the H15 
Urban Renewal Project and with the support of a group of voluntary professionals. A proposal for 
sustainable regeneration of Lee Tung Street was put forward by the H15 Concern Group. 
Although this group of people agreed with and appreciated the ‘People Centred Approach’ as the 
urban renewal strategy, they also felt that H15 urban renewal project was not beneficial enough to 
both the community and environment in Lee Tung Street. 
 
During the process, the community pointed out that a ‘People Centred Approach’ H15 
redevelopment project should not merely preserve local characters, maintain the local economy 
and regenerate the old area. In addition, it should also ensure the community to be financially 
stable, feasible and sustainable, provide leisure and green areas in the neighbourhood. It is also 
essential to preserve the well-established social networks in the neighbourhood and provide an 
opportunity for the residents and especially the elderly to have ‘same area rehousing’. By these, it 
could reduce social conflicts, promote social harmony and encourage sustainable community. 
With the assistance of the voluntary professionals in collaboration with the local residents and 
owners, these aspirations were all translated into a proposal and proposed to the Town Planning 
Board. 
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6.3.2 Criticism on Government’s role on urban renewal projects 
 
The H15 Concern Group initiated the urban renewal proposal was basically resulted from 
dissatisfaction with the proposal from the Government. They realized serious pitfalls spanning 
from urban renewal to overall urban planning in Hong Kong from years of contest with the 
Government and Urban Renewal Authority (URA). In many cases, ordinary citizens become 
victims because of their lack of power and resources in the urban renewal projects. Roots of six 
major problems lie in: 
 
A. A fictitious ‘Public Consultation’ 
 
Public consultation has to be hold by the Government for all urban renewal and planning 
projects. Huge expenditure has been spent on doing researches by consultants, printing brochures 
and organizing open forums. These consultants are obliged to consult the public. However, this 
seems to be only a fictitious public consultation result from three reasons.  
 
1. Information gap 
 
 There is an information gap between the public and the Government. Urban policies were 
dominated by a ‘Central’ group made up of the Town Planning Broad and the Planning 
Department in the Government which they simply decided on everything in Hong Kong’s urban 
planning. The H15 Concern Group pointed out that the leaflets issued by the Government on the 
introduction of a new policy or project do not provide enough information to the public. In 
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addition, channels are limited for the public to communicate with the Government or voice out 
their needs and comments. The residents and shop owners do not know enough what their 
community is happening and how it will be look like after redevelopment.  
 
2. Language gap 
 
 Basically this is not only about language. Although, there are Chinese versions for the 
consultation documents, those technical jargons and academic terms used are not easy for the 
public to understand. This Chinese consultation documents are incomprehensible to the public. 
The H15 Concern Group urged the relevant Government bodies to use plain and readable 
language in drafting the documents to the general public. 
 
3. Resource gap 
 
Many people in the concern group or people who are keen to participate in this urban 
planning were a full-time worker. They have to work in the daytimes, attend meetings in the 
evening and attend forums on weekends. In fact, they do not have enough time and resource to 
work on this urban planning project. On the contrary, the Government has vast number of work 
force and resource to work on this project. They have financial support to hire consultants for 
providing advice on the urban renewal and planning project. This is the same for the private 
developers who are supported by a lot of work force, resource and money. The general public is 
unable to afford the time and money to study and make prompt response on the projects. 
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B. A public body ran on market principle 
 
Like the Housing Authority, the URA is a public body influencing the basic living of the 
public. The URA is not a Government department. The URA is a statutory incorporation which is 
run on the market principle. When market is being the ultimate operation principle of an 
organization, it implies that profit making will be the top priority. As a result, social, historical 
and human factors may become the secondary considerations or even being put aside. The 
individual owners and tenants become helpless when facing these private developers or 
conglomerates. 
 
In fact, the Government has pumped HK$10 billion into the URA and exempted it from 
taxation and paying the land development fee. It should be clear that the rationales of the 
Government are encouraging the urban renewal projects to be people-oriented and to conserve the 
local social network and characteristics, as stated in the URS. Supposing, the URA is not profit 
making. However, in many of the previous urban renewal projects, old properties were bought in 
low prices and resold the land with huge profits. 
 
C. A poisonous law: The Land Resumption Ordinance 
 
Besides the exemption from land development fee, LRO is another privilege given to the 
URA by the Government. Even if the owners and tenants are dissatisfied with the compensation 
offered by the URA and they are unwilling to sell or move out, the URA has the right to resume 
all private properties by coercion within the announced redevelopment areas. The URA has the 
power to request approval from the Chief Executive and Executive Council to execute the LRO to 
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resume all private properties and land. All these properties were then become the properties of the 
Government. Residents who insist to stay may be prosecuted for illegal occupation of 
Government’s land. 
 
D. Public’s participation on urban planning is hindered 
 
The Town Planning Board was declared to be independent. On the other hand, the 
information and materials it studied and revised were provided by the Government’s Planning 
Department. In addition, its chairman is the Permanent Secretary of the relevant Bureau in the 
Government at the same time. From H15 Concern Groups experiences and observations, the TPB 
chairman may inevitably direct the discussions and summarized the conclusions. This may hardly 
be a fair case. 
 
The H15 Concern Group submitted an urban planning proposal for the TPB’s approval in 
2004. This is the first urban planning proposal put together by public and covered the entire 
neighborhood in Hong Kong. The H15 Concern Group showed that the proposal was in fact a 
win-win proposal that balance the interests between residents and developers. However, it was 
declined by the TPB because of technical reasons. On the other hand, the TPB received 192 
objection statements out of a total submission of 196 regarding to the URA’s proposal. Despite of 
the objections, the URA’s proposal still passed and carried out easily. 
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E. No solution for people’s difficulties 
 
Under the Urban Renewal Authority Ordinance, the URA entitled infinite power in 
applying the LRO. After the announcement of the redevelopment project, all the affected 
residents could only surrender and give up their properties. The URA has the right to resume the 
private properties in the redevelopment areas as it wishes. In other words, the URA is acting like 
the land robber of Hong Kong. 
 
Some residents were sued by the Government for ‘illegal occupation of Government land’ 
after URA had applied the LRO. In court, the judges would not listen to the residents about the 
unruly behavior of the URA. The judge would only judge on residents’ charges of ‘illegal 
occupation of Government land’ but not the injustice land robbery of the URA. The court is not 
responsible for the compensation of the residents and the influence on the livelihood. Neither the 
Lands Tribunal nor the TPB cares about this social network problem. In many cases, the public 
bodies only response by saying: ‘Resettlement is not my business’ or ‘We only take charge of 
hardware issues’. As a result, residents and publics were locked out from our city’s planning. 
 
F. Unbridgeable gap: social network and local economy 
 
The Government and many professionals aim to build Hong Kong into a ‘World Class 
City’. Their ‘World Class City’ merely relates to modern architectural buildings like IFC, ICC, 
Four Seasons Hotel and West Kowloon Grand Opera. Undoubtedly Hong Kong is an 
international financial centre and lots of these luxurious buildings have already existed in the 
downtown. In recent years, the spaces for the livelihood of the public in some old communities 
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are resumed by the Government. Hong Kong’s local cultures, local economy, social network and 
people’s livelihood were disrespected and ignored. Globally speaking, no other ‘World Class 
City’ suppresses its own local cultures and affects its citizens’ livelihood while undergoing urban 
renewal project as Hong Kong. A world class city should protect and conserve their local cultures, 
economies and interests while redeveloping the local areas. 
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6.3.3 Criticism on the ‘Wedding City’ scheme  
 
The ‘Wedding City’ scheme was proposed by the URA on 2007 aimed to create the first 
Hong Kong’s wedding traditions and culture centre as well as a social enterprise pilot scheme in 
Lee Tung Street. The H15 Concern Group criticized it as a theme mall orientated only on 
commercial profits. The social network of the original ‘Wedding Card Street’ was disguised. The 
group thought the ‘Wedding City’ scheme was deviated from the major objectives that laid down 
in the Urban Renewal Strategy. According to the Urban Renewal Strategy, it states clearly that 
the objective to preserve the social network of the local community and local characteristics. The 
group viewed the Government deceived the public to gain their support with this pretentious 
preservation. 
 
The group also pointed out that social network should be preserved instead of being 
recreated. Under the plan of the URA, it claimed to recreate social network by promoting ‘Social 
Enterprise’. However, the group believed that social network was unable to be created by 
artificial means. Instead, social network was built by the sustained developing evolution of 
peoples’ contribution. Moreover, there is nothing in the plan remotely resembles the social 
networking of the original residents and shop owners. They questioned if this plan can preserve 
the original social network within the community. 
 
The residents and shop owners had laboriously built up the community with a special 
local characteristic. However, it was descended and destroyed totally by the URA. The URA has 
not made any reparation of the lost to these impacted residents and owners. Even worse, they 
Chapter 6                                                                                                      Results of the Research 
 91  
even stole the fruit of the residents and turn it into the gimmick of their theme mall under the 
redevelopment project. Furthermore, only the wedding card business was the beneficiaries in 
their plan. The other printing businesses (e.g. Name card, calendar, envelop, red pocket and 
greeting card) were excluded. The duration of this beneficiary is only one year and the URA 
didn’t explain the details of beneficiaries. The URA claimed that they welcome the original shops 
to return to the theme mall at ‘market rates’. In general, the shop rents increase enormously after 
the completion of redevelopment. The URA was simply asking the original shops to fill up and 
decorate the theme mall without offering any support or conciliation. The URA kicked out the 
original shops with minimal cost and called them to return supporting its plan at high prices. This 
is unfair to the shop owners. In addition, as the ‘Wedding City’ theme mall is enjoying massive 
promotion, it had already drawn the public attention and may become a threat to the original 
shops which have moved to nearby areas, as they could not afford the ‘market rent’ of the 
‘Wedding City’. Consequently, this harms the original social network, local characteristics and 
the original businesses.  
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6.3.4 Interviews with the affected parties 
 
Before the H15 Concern Group submitted the urban renewal proposal, a series of 
interviews with the affected tenants and owners were done to gain their in-depth opinion and 
thoughts. Here below excerpted three interviews from the Plan Proposal of H15 Concern Group 
to the TPB in 2004. 
 
Interview 1  Evergreen Printing Company 
 
Mr. Chan Yim Cheung was the founder of Evergreen Printing Company. In 1994, he 
moved to company to Lee Tung Street as the customers of the printing business are mainly in 
Hong Kong Island. 
 
In early years, the company concentrated on printing wedding invitation card. Later, it 
started providing other printing services, including paper bags, posters, receipts, envelopes etc. 
Mr. Chan claimed that his principle of doing business was: ‘We are working in the same field, but 
it is not necessary to be enemies.’ As the social network in Lee Tung Street was close and strong, 
everyone in the street was friends. The company did not aim at expansion and making a fortune. 
The customers of Evergreen Printing Company were international. As their work was delicate, it 
has the highest printing charge among the street.  
 
The printing shops in Lee Tung Street were always mutually beneficial. First, the printing 
shops accumulated and hence greatly reduced the promotion costs. Second, as the shops were 
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specialized in different aspects, most of the shops complement each other and even introduce 
customers to each others. The architectural structure of the buildings allowed having a workshop 
at the back of the shop. Due to different specialization, the printing shops could seek assistance 
from the nearby shops for production where there was needed. These conditions reduced the 
running costs and made small scale business possible. It brought in market diversity and provided 
customers with variety of choices. All these elements made Lee Tung Street sustainable and 
energetic.  
 
Mr. Chan felt he was too old to start a business all over again when he was forced to move 
out by the redevelopment project. He wrote a couplet on the door, when the shop was torn by the 
URA: 
 
‘How can the Government stop killing the street when the large corporations are interested in it? 
How can the small scale business survive when we are just unlucky helpless citizens?’ 
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Interview 2  Staircase Stall 
 
May Yip (Sister May) was the tenant of a staircase stall in 10 Lee Tung Street. In 1999, 
she started her staircase stall with her handmade crystal ornament business. Staircase stall is one 
of the unique characteristics of old buildings. She is enthusiastic and actively participated in the 
H15 Concern Group. She built up a close community network. This was one of the things that she 
felt sad to leave behind when she faced urban renewal.  
 
Staircase stalls in Hong Kong are declining in number. She worried that she would be 
unable to find a low-rent stall of the same type that she can continue her business. The rent of 
staircase stall was cheap. She had accumulated many customers within the past 5 years. Many 
customers came to her shops after visiting the printing shops.  
 
She became the middleman between the URA and the neighbours in the street during the 
land acquisition process. She tried hard to achieve an agreement between the two parties. She 
hoped the Government can be truly people-oriented as it claimed to be when dealing with the 
urban renewal projects. She hoped that consultation could be done fairly, openly and impartially. 
She urged the Government to solve the problems people are facing there: 
 
That is:  A flat for a flat, give me back my life. 
A Shop for a shop, give me back my business.  
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Picture 6. 6 Front view of May Yip’s staircase stall 
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Interview 3  Resident owner 
 
Wan Suet Chun was the owner of an apartment in 19 Lee Tung Street. She has been living 
in Wan Chai since she was born and developed a close ties with this district. She and her husband 
bought the apartment in 1981 when she gave birth to her first child.  
 
Although the building they lived in was old, they lived there comfortably. They did some 
decoration and finishing works with their savings. She pointed out that Wan Chai is special as it 
is busy during daytime and quiet at night. She plans to spend the whole life in Wan Chai. 
However, the Government decided to redevelop and reconstruct the old areas in Wan Chai. She 
claimed that her home, memories and sentiments were all there in the district. She questioned if 
Hong Kong people prefer cookie-cutter shopping centres and skyscrapes, or preserving the 
unique culture and characteristics in the old districts. She also questioned that if the URA planned 
to redevelop the place only because it is close to the city centre. She believed it will be too late to 
regret when something valuable was being destroyed.  
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6.4 Survey on Lee Tung Street/McGregor Project by Policy 21 Ltd. 
 
In June 2004, the Wan Chai District Council commissioned Policy 21 Ltd. of the University of 
Hong Kong to conduct a survey on the H15 Lee Tung Street/McGregor Street Urban Renewal 
Project. This research aimed to study the impact on the affected parties by the H15 project 
through a statistical analysis. After collecting and examining the data, the research provided an 
in-depth understanding on the opinions of the affected parties’ towards the URA.  
 
The research team designed a questionnaire for four different parties, including: 
 
a. domestic flat owners-occupiers; 
b. domestic flat tenants; 
c. shop owners-occupiers; 
d. shop tenants 
 
In order to have a holistic understanding on the impact of the urban renewal project, the 
questionnaires were divided into four main sections as followed:  
 
a. the characteristics of interviewees 
b. consultation on land acquisition process   
c. comments on acquisition and compensation 
d. anticipation on redevelopment project.  
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6.4.1 Results of the survey 
 
6.4.1.1 The Characteristics of interviewees 
 
Characteristics of the domestic flat owners and tenants 
 
1. Age of the domestic flat owners and tenants 
 
According to Figure 6.3, the distributions of the domestic flat owners’ and tenants’ age 
were similar. The figure indicated that the majority of the affected parties were elderly who have 
been living in Wan Chai for a long time. About 35% of the domestic flat owners and 25% of the 
tenants were over 60 years old. There were only 10% of the owners and 17% of the tenants were 
below aged 19.  
 
2. Years of living in the current flat 
 
Figure 6.4 represents the years of living in the current flat of both domestic flat owners 
and tenants. Around 92% of the domestic flat owners had already been living in their current flats 
for at least 10 years while over 44% of them had already bought the flats for more than 30 years. 
On the other hand, less than 50% of the tenants had been living in their current flats for more than 
10 years. Not more than 12% of the tenants rented their current flat for over 40 years.  
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Based on the two figures, it can be observed that most of the residents in Lee Tung Street 
were elderly and some of them had been living in the same flat for decades. Redevelopment 
project may disrupt their peaceful and continuous living in Lee Tung Street. In addition, it may 
not be easy for them to adapt the new life in a new area after rehosuing.  
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Figure 6. 2 Age of the domestic flat owners and tenants 
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Figure 6. 3 Years of living in the current flat 
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Characteristics of the shop owners and tenants 
 
1. Types of the shops 
 
There were totally 22 shops owners-occupiers and 68 shops tenants were interviewed. As 
shown in Figure 6.4, most of the retail shops in Lee Tung Street were ground floor shops. Around 
30% of the shops were located in the ground floor with a residential loft. 9% of the owners and 
6% of the tenants were doing business in a non-ground floor shop. Usually, their shops were in 
the first floor of the buildings.  
 
In addition, about 41% of the shops owned by the occupiers and 17% of the shops rented 
by the tenants were in 400-600m2. 36% of the owners’ shops and 41% of the tenants’ shops were 
over 600m2. This indicated that most of the affected shops were in medium and large scales.  
 
2. Years of doing business in the current shop 
 
In majority, shops owners had been doing business in their current shops for 10-19 years. 
Around 65% of the shops tenants had been renting their shops for less than 10 years. This 
revealed that most of the shops had already established in Lee Tung Street for a long time and 
they had already accumulated a large amount of customers (see Figure 6.5). 
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Figure 6. 4 Types of shops 
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Figure 6. 5 Years of doing business in the current shop 
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6.4.1.2 Consultation on land acquisition process 
 
In this section, data regarding on the property acquisition consultation was collected.  
 
Satisfaction on land acquisition consultation 
 
About 73% of the domestic flat owners and 53% of the domestic flat tenants stated that 
URA had approached them for the consultation of land acquisition. As shown in Figure 6.6 and 
6.7, the dissatisfaction percentage of flat owners (72%) was much higher than the tenants (33%). 
The percentages of owners and tenants who expressed satisfaction on the consultation process 
were only 16% and 19% respectively. Furthermore, almost half of the tenants had no comments 
on the consultation process. In general, the findings revealed that the majority showed 
dissatisfaction on the land acquisition consultation.  
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Figure 6. 6 Satisfaction on land acquisition consultation by domestic flat owners 
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Figure 6. 7 Satisfaction on land acquisition consultation by domestic flat tenants 
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The satisfaction on the consultation of land acquisition by the shop owners and tenants 
were illustrated in Figure 6.8 and 6.9. None of the shop owners were satisfied with the land 
acquisition consultation. A very high percentage of shop owners showed dissatisfaction on the 
land acquisition consultation. Unlike the high dissatisfaction of the owners, only about 58% of 
the tenants were dissatisfied with the consultation. However, the percentage of tenants who were 
satisfied with the consultation was not high also (16%). 
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Figure 6. 8 Satisfaction on land acquisition consultation by shop owners 
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Figure 6. 9 Satisfaction on land acquisition consultation by shop tenants  
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Reasons of dissatisfaction on the land property acquisition consultation 
 
The interviewees were then further asked about the reasons why they were dissatisfied 
with the land property acquisition consultation done by the URA.  
 
As in Figure 6.10, the majority of both domestic flat owners and tenants viewed that URA 
did not undergo a formal consultation process. They felt the URA only informed them the 
decision instead of consulting them their opinions. 43% of the owners and 27% of the tenants 
complained the perfunctoriness of the URA. They complained the staff of URA did not explain 
the redevelopment, resettlement and compensation methods in details. They also felt that URA 
did not show concerns and care on their difficulties and situations. There were 39% of tenants 
claimed that they still did not have an in-depth understanding on the entire property acquisition 
process. Similar percentages of owners and tenants said that the staff of URA could not explain 
and answer their enquiries. They complained that in many cases, their enquiries and worries were 
not solved. Around 13% of the owners and 5% of tenants showed no confidence on the 
redevelopment, resettlement and compensation methods.  
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Similar to the responses of the domestic flat owners and tenants, a large amount of shop 
owners and tenants criticized URA did not undergo a formal consultation process. The URA only 
approached the affected parties to advise them with the Authority’s decision. 71% of the shop 
owners and over 50% of the tenants showed their dissatisfaction resulted from this issue. 43% of 
the shop owners and 33% of the tenants were disappointed by the perfunctoriness of the URA. 
41% of the tenants claimed that the URA did not provide them with a good understanding on the 
redevelopment, resettlement and compensation method. Almost one-fifths of the shop owners 
claimed that they had no confidence on the entire acquisition process. There was about 10% of 
the affected shop tenants had contacted the URA for complain and enquiry while only 14% of 
them were satisfied with the URA’s responses. The data was represented in Figure 6.11. 
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Figure 6. 10 Dissatisfaction on land acquisition consultation by domestic flat owners and 
tenants 
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Figure 6. 11 Dissatisfaction on land acquisition consultation by shop owners and tenants 
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6.4.1.3 Comments on acquisition and compensation 
 
After the consultation on the land acquisition, the URA finally approached the affected parties 
with acquisition offers on their properties.  
 
Satisfaction on the acquisition offers 
 
Over two-thirds of the owners were dissatisfied with the compensated amount offered by 
the URA. Therefore, they were unwillingly to give up their properties. Similarly, 14% of the 
tenants who were not satisfied with the compensated amount were unwilling to move out their 
properties. There were only less than 30% of the owners satisfied on the URA compensation 
methods. Unlike the owners, a high percentage of tenants (74%) expressed no comments on the 
compensation methods and property acquisition offers. An explanation for this may be they had 
no idea how the URA would resettle and compensate them (see Figure 6.12 and 6.13).  
 
It can be seen from Figure 6.14 and 6.15, the findings also indicated that shop owners 
were far more dissatisfied with the shop acquisition than the shop tenants. There was nearly 80% 
of the owners showed dissatisfaction on the shop acquisition. This may be attributed to the low 
compensated amounts offered by the URA and their unwillingness to give up their shops.  
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Figure 6. 12 Satisfaction on property acquisition offers by domestic flat owners 
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Figure 6. 13 Satisfaction on property acquisition offers by domestic flat tenants 
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Figure 6. 14 Satisfaction on property acquisition offers by shop owners 
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Figure 6. 15 Satisfaction on property acquisition offers by shop tenants 
Chapter 6                                                                                                      Results of the Research 
 114  
Valuation of the properties 
 
The above findings indicated that there were a large amount of domestic flat owners and 
shop owners dissatisfied with the compensation offered by the URA. They questioned their 
properties’ values rated by the URA.  
 
According to Figure 6.16 and 6.17, about 40% of the domestic flat owners and 68% of the 
shop owners employed independent surveyors to value their properties. It was found that the 
values of around 80% of the domestic flats and 64% of the shops rated by the URA were below 
the market price. In total, there were only 6% of the properties’ values rated by the URA met the 
market price. This may attributed to the different valuation methods adopted by the independent 
surveyors and the URA in valuating the properties.  
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Figure 6. 16 Valuation of the domestic properties rated by the URA 
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Figure 6. 17 Valuation of the shops rated by the URA 
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Reasons on dissatisfaction on the acquisition 
 
In general, the views of all the affected parties on the acquisition were similar, they 
showed dissatisfaction on the acquisition taken by the URA. Also, properties owners were far 
more dissatisfied with the acquisition offers than the tenants. The results were illustrated in 
Figure 6.18 and 6.19. 
 
Over 90% of the domestic flat owners and 50% of the tenants were not satisfied with the 
entire acquisition process. None of the domestic flat owners expressed satisfaction on this 
acquisition project while only 8% of the tenants were slightly satisfied with the acquisition 
process. In majority, domestic flat owners and tenants reported that there were not enough 
channels to communicate with the URA and to express their opinions. There were 16% of the 
owners and 18% of the tenants criticized the URA did not provide adequate information and time 
for them to fully understand the entire acquisition process.  
 
There were over 70% of the shop owners and 20% of the shop tenants thought that the 
compensation offered by the URA was unfair and unreasonable. The compensation amount was 
not enough for them to own or rent another shop in the same district. Lots of the respondents also 
complained that there were not enough channels for them to communicate with the URA. They 
always felt that they have no chance to express their opinions and complaints to the URA.  
 
In addition, a small portion of the interviewees claimed that the URA did not concern 
much about their difficulties and comments. Some of them also complained the transparency of 
the URA on the acquisition process was not high enough.  
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Figure 6. 18 Comments on the acquisition by the domestic flat owners and tenants 
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Figure 6. 19 Comments on the acquisition by the shop owners and tenants 
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Reasons in accepting the acquisition offers 
 
Despite of the above dissatisfactions, 41% of the domestic flat owners had already 
accepted the acquisition and compensations offered by the URA. In addition, among 76% of them 
had accepted the offers within the specified period. In contrast, there were only 10% of the 
tenants accepted the URA offers. The findings revealed the influence of the LRO. 63% of the 
domestic flat owners and 50% of the tenants claimed that they gave up their properties because 
the URA had the rights and power to use the LRO to resume the land. Therefore, they had no 
choice to reject the offers. There were 59% of the owners and 35% of the tenants admitted that 
although the acquisition offers were inadequate and unreasonable, they still accepted the offers. 
Although there were a significant percentage of owners (35%) accepted the offers earlier as the 
URA would reduce the subsidies after the specified period, there were no tenants accepted the 
offers because of this reason. It also indicated that a higher percentage of tenants were satisfied 
with the compensatied amount and acquisition offers than the owners. Furthermore, there was 
11% of the tenants hoping redevelopment could improve the environment in Lee Tung Street (see 
Figure 6.20).  
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Figure 6. 20 Reasons in accepting the acquisition and compensation offers by the domestic 
flat owners and tenants 
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Comments on the compensation and rehousing arrangements 
 
The domestic flat owners and tenants were further asked about their comments on the 
compensation and rehousing arrangements. As shown in Figure 6.21, half of the owners and 25% 
of the tenants agreed the current URA’s directions on cash compensation and rehousing were 
correct. However, they thought the amount of cash compensation is not adequate. The responses 
of owners and tenants on the extra options on compensation and resettlement were similar. Some 
of the owners suggested flat for flat as a compensation option. Most of the tenants prefer 
rehousing in the same district. There were only a small percentage of respondents were satisfied 
with the current cash compensation and resettlement arrangements. 
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Figure 6. 21 Comments on the compensation and rehousing arrangements by the domestic 
flat owners and tenants 
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Suggestions on other compensation methods 
 
To sum up this section, all the interviews were further asked about their opinions on the 
alternatives in compensation methods. It was found that due to the roles and characters 
differences between the owners and tenants, their views on the compensation methods were also 
different. The data were presented in Figure 6.22 and 6.23.  
 
The majority of the affected parties agreed on flat for flat and shop for shop exchange 
compensation. Being a property owner, over 80% of the domestic flat and shop owners agreed on 
flat for flat or shop for shop exchange compensation. They felt this is the best compensation 
method. On the other hand, around 70% of the domestic flat tenants and the shop tenants believed 
rehousing in the same district is the most suitable compensation for them. An explanation for this 
may be the tenants were usually elderly who have been living in Wan Chai for decades. 
Rehousing in the same district may reduce their time and effort in adapting a new environment. 
Also, most of the shops had already accumulated a group of customers. If they have to move to 
other district, these customers may not continue to follow them. More than half of the owners 
also suggested they pay for the price difference so as to buy a new flat or shop in the 
redevelopment project.  
 
From this survey, it was found that the shop tenants face similar problems as the domestic 
tenants in getting low-cost premises in Wan Chai. Affordable properties were not always 
available in the newly-developed buildings in Wan Chai. Most of the owners were unable to 
relocate in the same district because the compensation they got from the URA could not always 
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match the purchase price of similar-sized properties in the same district. Therefore the affected 
parties proposed to increase the options of compensation methods.  
 
Chapter 6                                                                                                      Results of the Research 
 125  
69%
15%
6%
62%
87%
52%
2%
67%
0% 20% 40% 60% 80% 100%
Resettlement in the same
district
Flat for flat exchange
Allow the owners to pay
for the price differernce
and buy a new flat in the
redevelopment project
Others
Domestic flat tenants Domestic flat owners
 
 
Figure 6. 22 Options in compensation by the domestic flat owners and tenants 
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Figure 6. 23 Options in compensation by the shop owners and tenants 
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6.4.1.4 Anticipation of the redevelopment project 
 
In the last section of the survey, affected parties views on the mode of urban renewal in Lee Tung 
Street were investigated. 
 
Preferable mode of urban renewal project 
 
According to Figure 6.24 and 6.25, majority of all the owners and tenants agreed to 
redevelop the entire Lee Tung Street area. There were higher percentages of domestic flat owners 
and tenants hoping to redevelop the entire Lee Tung Street than the shop owners and tenants. In 
contrast, more shop owners and tenants prefer to only redevelop those aged buildings and 
refurbish the newer buildings. Not more than 10% of the respondents agreed to preserve only the 
ground floor of Lee Tung Street and further develop it as ‘Wedding Card Street’ or ‘Printing 
Street’. While keeping the ground floor, they agreed to demolish the upper floors of the buildings.  
There were only a very small percentage of respondents thought it is not necessary to redevelop 
Lee Tung Street and only refurbishment is needed.  
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Figure 6. 24 Preferable mode of renewal by the domestic flat owners and tenants 
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Figure 6. 25 Preferable mode of renewal by the shop owners and tenants 
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6.4.2 Other findings  
 
Based on this study, it was found that most of the affected parties had not yet accepted the 
acquisition offered by the URA.  This may be attributed to the inflexibility of the URA in 
proposing the compensation method and compensated amount. The formula of the compensation 
is fixed for all the affected parties. The interviewee felt that the URA should adjust their 
compensated amount by cases. The below table showed the number of interviewees who had 
accepted the acquisition offers by the URA.  
 
Acquisition Offer 
Affected parties 
No. of 
interviewee Accepted Not accepted No comment 
Domestic flat owners-occupiers 119 49 69 1 
Domestic flat tenants 132 13 119 0 
Shop owners-occupiers 22 0 22 0 
Shop tenants 68 2 57 9 
 
Figure 6. 26 Table of the number of interviewees 
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Chapter 7 Discussions and Recommendations 
 
In this chapter, a discussion will be made to study the Government’s role in urban renewal 
in Hong Kong. The discussion will be based on the results obtained in the interviews and the 
comments of the affected residents in the case study which have been presented in Chapter 6. 
Recommendations to improve urban renewal practice by the HKSAR Government will also be 
provided in this chapter during the discussion.   
 
7.1 Flexibility of the URA  
 
7.1.1 Use of Approach in Urban Renewal 
 
The URA is criticized as being inflexible in performing its previous urban renewal 
projects. Though a 4R’s Strategy is claimed to be used by the URA, the Authority mainly relied 
on one R, redevelopment, to conduct urban renewal. There are numbers of areas which are under 
threat of being swept away in the name of providing a “proper” living environment in Hong Kong 
by the URA. Redevelopment comprises demolishing old buildings and rebuild with new ones. 
The URA has destroyed the local characteristics of many areas in Hong Kong, including Lee 
Tung Street. The street was used to be famous for its concentration of wedding cards printing 
shops and was nicknamed by the locals as “Wedding Cards Street”. Redevelopment inevitably 
involves rehousing of residents living in the areas and may interrupt or discontinue some 
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businesses running in the districts. Redevelopments have destroyed social networks which have 
been established over decades in the old urban districts.  
 
The focus on using redevelopment as the only mode to urban renewal shows that the URA 
is not flexible in renewing run-down urban districts in Hong Kong. It has given a perception to 
the community that the authority does not practice what it preaches, that is renewing urban 
districts by the other 3Rs as well. The URA is set up to replace its predecessor LDC, given with 
more power, to improve and speed up urban renewal process in Hong Kong. However, the 
operation framework of the current urban renewal agent is still sticking to the outdated “slash and 
burn” approach used by the LDC in urban renewal. Anson Chan (2008), who is a directly elected 
legislator and the former Chief Secretary for Administration, commented there is a need for the 
Government to abandon conventional development templates laid down before and pay more 
effort to think creatively in urban renewal.   
 
The URA is recommended to use a more holistic approach in urban renewal, which 
includes the use of a combination of 4Rs in a flexible way rather than only by redevelopment. It 
is believed that a district-based approach may enable the Authority with a broader view, as well 
as providing greater flexibility for holistic town planning. This is agreed by Professor Lau in the 
interview. Nicholas Brooke, who is the chairman of Professional Property Services and a former 
deputy chairman of the Town Planning Board, also gave similar recommendation to the URA. 
Brooke (2008) criticized the need for having URA if urban renewal is implemented in small 
parcels fragmented in different areas in Hong Kong. He pointed out the need for URA to 
implement urban renewal in a holistic approach, a master-plan- type approach.  
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The Authority should consider planning for urban renewal in a broader view, to plan for 
urban renewal in the whole district. The URA should study the background and consider the 
needs of the whole district instead of only the target area. It should also identify the distinctive 
local characters of the district and try to preserve them while making the urban renewal plans. By 
doing this, the URA can use the 4Rs with greater flexibility. The Authority should pay more 
effort in identifying the areas which should be preserved in the renewal process of the district. 
Instead of carrying out redevelopment of the whole area, it can rehabilitate some area, so that the 
historical buildings and the distinctive characteristics can be preserved. The district-based 
approach can ensure the urban renewal proposals can benefit the development of the whole 
district but not only benefiting one single area without considering the total effect brought to the 
district.   
 
To ensure the urban renewal proposals is planned in a comprehensive way which can 
benefit the whole district, a new assessment method should be used to re-estimate the impact on 
the public brought by a urban renewal project. The new SIA should not only take into account the 
age of buildings but also the residents’ living conditions in the districts, the distinctive local 
characteristics and the social networks of the districts and more.  
 
7.1.2 Compensation Method 
 
It is reflected in the survey on Lee Tung Street/McGregor Street Urban Renewal Project 
that most of the affected parties, especially the owner-occupiers of the domestic flats and shops, 
were not satisfied with the compensation offered by the URA. Apart from criticizing the amount 
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of compensation were not adequate, they had comments on the compensation methods offered by 
the URA. The majority of the shop owners and tenants wished that the URA can provide more 
compensation and resettlement options. Over 40% of the domestic flats owners and tenants also 
believed that the Authority was not providing enough compensation options for them to choose. 
 
It is understandable that comparing with domestic flat owners and tenants, shop owners 
and tenants would prefer compensations other than cash offer only. As described by Professor 
Lau in the interview, the redevelopment may discontinue businesses which have been run over 
several generations and destroyed the special features that had been built up by these businesses. 
Cash offered by the URA to these shop owners are in fact used for buying the ‘future’ of these 
businesses. The URA should be more flexible in compensating the affected parties. It should 
provide more compensation options for them to choose. Apart from compensating them in money 
terms, the Authority should assist in rehousing the affected parties. For the domestic flat owners, 
since most of the people living in the target renewal areas are elderly, they will have difficulties 
in adapting to a new living environment. The URA should give priority to rehouse them in the 
same district while providing more compensation options for other parties to choose freely. The 
shop for shop exchange scheme can also be introduced to ensure shop owners and tenants who do 
not wish to shut down their businesses can continue their businesses elsewhere. By using a more 
flexible way in providing its compensation options to the public, it is believed that the URA can 
perform its pledge, to renew Hong Kong with a ‘people-centered approach’, thus balancing the 
interest of all sectors in the community without sacrificing any particular group. 
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7.2 Lack of Detailed Urban Planning  
 
The example raised by Professor Lau in the interview, Langham Place showed that 
URA’s projects are lack of detailed urban planning. The completion of Langham Place had 
provided the district with a modern commercial use area. However, it has created some negative 
impacts to the activities in the district at night time. The redevelopment of Lee Tung Street to a 
“Wedding City” was also criticized as destroying the original special characteristics and social 
networks of the district. These show that the URA has not considered different urban renewal 
proposals in details. They have ignored the effect of the redevelopment projects to different 
aspects of the districts. They use a narrow view to plan for the urban renewal proposals without 
considering aspects such as the social network, local characteristic and the demand of land use for 
the whole district. 
 
Urban planning has an important role in successful urban renewal. The Authority should 
be given more planning responsibility, possibly with a certain degree of authority to formulate 
planning blueprints for the districts as well. Detailed urban planning can ensure the achievement 
of the objectives of urban renewal, to achieve environmental upgrade as well as meeting the 
present and future demand of land. In order to ensure that plans can benefit the community in 
districts, the public should be given a chance to express their views in urban planning. Besides of 
having public consultation on the urban renewal plan, the URA can understand more about the 
needs of the community at different districts by consulting the District Councils. Professor Lau 
has suggested in the interview that the District Councils should get more involvement in planning 
for urban renewal of different districts. Brooke (2008) agreed that District Councils are best able 
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to set the priorities in carrying out urban renewal in their districts, since they know the best on 
what will bond and keep the community together and enhance the community aspects. He 
questioned a big organization like the URA has that sensitivity to different kinds of community 
aspects. The involvement of District Councils in the planning process can also allow the public to 
give their views in urban renewal. Since the District Councilors are elected by the public, the 
public have more confidence in them to reflect their views to the Government’s proposal. 
 
7.3 Public Transparency 
 
The affected parties in the case study criticized the low transparency of the URA in the 
acquisition process. The owners and tenants reflected that they were not provided with the URA 
in-depth information on the whole acquisition process, the URA had not explained to them the 
details of the redevelopment, rehousing and compensation and more. The affected parties also felt 
unsatisfied that the URA had not paid enough effort to answer their enquiries but only informed 
them the decisions. In fact, in the interview conducted with the URA, the External Relations 
Department has not provided answers on many of the interview questions also. They have not 
provided an answer on the parameters of setting the target areas or the framework of evaluation 
after the completion of a project.  
 
The low transparency of the URA may be explained in some cases. Professor Lau has 
described in the interview that the URA has not disclosed the parameters in deciding the target 
areas because the URA want to avoid threats for higher compensated amount from the owners in 
the areas later on. In such a case, the reason for not to disclose too much information on the 
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Government’s decision seems reasonable. The Government has to maintain certain 
confidentialness in order to protect itself and the resource taken from the public.  
 
However, the URA should try its best to answer the enquiries of the public. It has to 
ensure the affected parties are fully understood with the details of the acquisition process. The 
URS has required the URA to be open and transparent. The URA has the responsibility to make 
sure the public are well-understood with details of the urban renewal process. It can hold regular 
open meetings with the public to give detailed information directly. The District Councils can 
also assist in communicating with the public. The frontlines of the URA, the social service team 
has to be patient in answering enquiries of the public. It is very important for the URA to provide 
easy-to-understand information to the public. It is meaningless to present urban renewal plans 
that are written down in professional terms and technical jargons which the majority of the 
affected parties and the community do not understand. Solving the ‘language gap’, as suggested 
by the H15 Concern Group, is one of the important factors that lead to an open and transparent 
Government.   
 
7.4 Public’s Involvement 
 
From the case study, it can be seen that many of the owners and tenants are unwilling to 
leave Lee Tung Street. Most of them agreed the compensations offer from the URA and leave 
Lee Tung Street only because they were afraid of being prosecuted illegal occupation of 
Government’s land if the Government exercised its right to resume land for public purpose under 
the LRO. The H15 Concern Group criticized on exercising LRO by the Government in urban 
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renewal projects. The URA gives an impression that urban renewal projects have to be carried out 
as planned without considering the inclination of the public. This gives rise to discontent of the 
locals to government’s involved urban renewal projects.  
 
It is important to note that voluntary involvement by the public is crucial in bringing 
success to urban renewal. Rather than exercising the LRO to take away the private properties and 
force the public to participate in redevelopments like a dictator, the URA would be better to act as 
a facilitator in urban renewal. The discontent of the public can be a large obstacle in carrying out 
urban renewal. It may result to social disorder, an extension of time and a waste of resources to 
complete the project. Instead of being the spearhead of redevelopment, the URA should recast 
itself as a facilitator in promoting urban renewal. The professional in the URA could produce 
plans and provide suggestions to the public showing what will the run-down districts be look like 
if they are revitalized by different means of urban renewal. The URA can leave the suggestions 
up to the owners. If the majority supported such plans, the URA should then put focus on helping 
the projects to come true by ensuring fair compensation and assisting it with appropriate public 
resources. 
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7.5 Public Consultation 
 
In the case study, both the H15 Concern Group and the interviewed parties argued that 
public consultation was actually absent in the renewal project of Lee Tung Street/McGregor 
Street. They argued that though the URA had invited the public to give opinion in the project, 
they actually would not listen to their views of. They criticized the URA as ignoring their 
suggestions, even though they have provided sufficient evidence that their suggestions made 
sense.  
 
Under the URA Ordinance, the URA is required to consult the public on their 
development projects and development schemes. It should disclose information for public 
inspection and hold meetings with the public to obtain their views. Though the URA has paid 
some effort in meeting the requirements, the URA should not only listen but also be open to 
accept the suggestions from the public during consultation. This is agreed by Anson Chan. Chan 
(2008) suggested the Government to engage openly with the public’s critics in urban renewal 
policies, listen to what the public have to say and be prepared to concede that there may be merit 
in some of their suggestions and counterproposals. 
 
It is a waste of time and resources to hold meetings, exhibitions claiming that the 
Government is going to consult the public’s ideas on its proposals but without really consider 
accepting the suggestions by them. The latest URA Chairman, Mr. Barry Cheung has also 
recognized this problem. Cheung (2008) claimed that the URA planned to use a bottom-up 
approach in the future which would put more emphasis on engaging the public. The URA has the 
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responsibility to consider public’s suggestions and more, explaining to them why their 
suggestions were not taken, so that the public can feel that their suggestions are valued by the 
Government.   
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Chapter 8 Conclusion 
 
Urban renewal is a continuous process to improve the living environment of the aged-old 
urban areas. Through upgrading the living environment of the old urban areas, redevelopment 
aims to provide the city a solution to sustainability, keeping it up-to-date to meet the current and 
future living requirements.   
 
In the private developers’ points of view, they usually carry out urban renewal mainly for 
profit making. Besides of profit making, carrying out urban renewal can upgrade the living and 
working environment in order to meet the updated requirements. It can also make the best use of 
the valuable urban areas. Economic, social and political forces are driving a city to urban renewal. 
The three forces contribute to different types of urban renewal, voluntary, involuntary and 
economic urban renewal.  
 
As mentioned in Chapter 1, the objectives of this study are as follow: 
 
1. To review the history of urban renewal in Hong Kong 
 
2. To review the current framework in carrying out urban renewal by the URA 
 
3. To explore the views of different parties on urban renewal in Hong Kong 
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4. To analyze the deficiencies of the urban renewal in Hong Kong and give 
recommendations for improvement  
 
Objective 1 is achieved in studying the history of urban renewal in Hong Kong. Urban 
renewal has been started carrying out long ago in late 19th century. The Government has paid 
more effort in urban renewal by setting up the LDC in 1988. The LDC was unable to deliver 
urban renewal in a sufficient manner.  Later, the Government established the URA in 2001 to 
replace the LDC and tackle with the problem of urban deterioration. 
 
Objective 2 is achieved by studying the current approaches used by the URA in conducting 
urban renewal. The current urban renewal agent, URA is governed by the URA Ordinance. It is 
also required to follow the guidelines in the URS, which is issued by the PELB. The URS 
required the URA to use a ‘people-centered’ approach in carrying out urban renewal. The use of 
this approach emphasizes on balancing the interests of all sectors in the community while 
conducting urban renewal. The URA uses a 4R’s strategy, through revitalization, redevelopment, 
rehabilitation and preservation, to carry out different urban renewal programmes. Procedures to 
implement a proposed project are identified. Through the literature review of the concept of 
private property rights, it gave explanations on how the enforcement of the LRO in the land 
acquisition process may infringe the private property rights of the affected land owners. The SIA 
is one of the important means for the URA to obtain more understanding on the impacts to the 
public of its projects. A literature review on the concept of SIA gave the basis knowledge to 
understand more on the non-obtrusive SIAs and the detailed SIAs carried out by the URA.  
Objective 3 is achieved in the research. The interview with the URA has provided information on 
the perspectives of the Government in URA as well as provided with more detailed information 
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on its approaches to urban renewal. The results of the interview with Professor Lau represented 
the perspective of a professional in the Architectural, Surveying and Planning on current urban 
renewal policies. The findings in the case study of Lee Tung Street/McGregor Street urban 
renewal project presented the affected parties’ perspectives on the URA’s performance in 
carrying out the project. Their views have represented the perspectives of the public on the 
Government’s performance in urban renewal. 
 
Objective 4 is achieved through discussing the data collected in the research and giving 
recommendations to the discrepancies of the URA. By looking at the respondents’ answers in the 
research, some problems of the URA are identified. It was found that the URA is lack of 
flexibility in applying the 4Rs to urban renewal. It is recommended that the URA should not 
follow the outdated ‘slash and burn’ approach in urban renewal. A holistic, district-based 
approach is recommended instead, which allows the Authority to have a broader view in the 
planning of urban renewal projects.   The limited types of compensation offers to the affected 
parties contributed to another problem of the URA. The URA is recommended to provide 
different types of compensation offers so that the affected parties can choose freely according to 
their preference. A scheme of shops for shops exchange is also recommended to rehouse the 
shops running in the affected areas. The lack of urban planning in the urban renewal process has 
destroyed many local characteristics of the city. It is suggested that the URA should be given 
more planning responsibility, as urban planning constitutes an important part in the success of 
urban renewal. To solve the problem of low transparency, the URA is recommended to pay more 
effort in explaining the details of the projects as well as promoting public involvement in the 
urban renewal process. The URA has to pay more concern in the desire of the owners and its role 
should be a facilitator instead.  
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In conclusion, the approaches and principles laid down in the URS have similar directions 
with some of the suggestions included in this study. It shows that the Government actually has a 
correct direction in conducting urban renewal. However, many problems have arisen as these set 
of guidelines are not performed well with the original aims. It is suggested that the Government 
while considering new urban policies to improve the efficiency of urban renewal, it should pay 
more effort to improve the enforcement of its pledge and approaches stated in the URS.  
 
8.1 Limitations of the Study 
 
One of the limitations in the research study is the limited numbers of interviews 
conducted. The limited number of interviews conducted affects the representative of interview 
result on the perspectives of the 3 different groups in the society, the Government, the 
professionals and the public.  
 
Due to some reasons, not all the designed questions are answered in details. This affected 
the expected results obtained from the interviews. The URA has been invited for an interview, 
due to their fully occupied schedule, the URA rejected the invitation at first. An email was sent 
afterwards inviting them to answer the designed questions. However, some of the questions were 
not answered in details by the External Relations Department of the URA. Besides, due to the 
time limitation of the interview, not all of the questioned were answered by Professor Lau in the 
interview. 
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Moreover, the obtained views of the affected parties in the Lee Tung Street/McGregor 
Street urban renewal project are mainly collected from the data in two researches, a report done 
by the H15 Concern Group and a survey conducted by Policy 21 Ltd. of the University of Hong 
Kong. Since the affected parties in the urban renewal project have all been rehoused already, it is 
impossible to follow up and further investigate the respondents’ comments in details. 
 
8.2 Recommendation for Further Research 
 
To obtain a more holistic view in the Government’s role in urban renewal in Hong Kong, 
apart from the URA, other government authorities which are involved in the urban renewal 
process should also be studied. Urban planning plays an important role in urban renewal. Further 
study on urban planning can be done to investigate its impact in the success of urban renewal 
project.  
 
To tighten the scope of this study, the valuation method of the compensation offered by 
the URA is not discussed. However, it is noted that many of the affected parties in the case study 
were not satisfied with the compensation amount offered by the URA. Further study to discuss on 
the valuation of the compensating offer used by the URA is recommended, as money 
compensation is currently the most common method employed by the Government to compensate 
affected parties in urban renewal projects. 
 
Moreover, as the URA is currently considering a change in its strategy, further study in 
this topic is recommended to be done to study on the revised strategy coming in the future. Case 
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studies on more recent urban renewal projects can be done to examine the effectiveness of the 
new strategy used by the Government in carrying out those projects.    
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APPENDIX II 
Questions for Interview 
 
The questions designed in the interview are mainly focusing in two areas. They are 
the current Urban Renewal Strategy and the social impact caused by the Urban 
Renewal Authority’s urban renewal programs. By asking questions within these two 
areas, different objectives were aimed to be achieved.  
 
Main Areas 
 
Current Urban Renewal Strategy 
 
Concerning with: 
 
• Targets that the governments aims to achieve through a 20 - year urban 
renewal program  
• Key Principles underlying the Government’s approach to urban 
renewal 
• Main Objectives of the URA 
 
Objectives: 
 
This part of the interview aims to criticize on current targets, principles underlying in 
the latest Urban Renewal Strategy which is applicable since 2001. Some of them are 
questioned as being outdated and yet cannot meet the current social need. By making 
these questions, it is hoped that the interview can help to justify the government’s 
approach in how to tackle with the urban decay problem.  
 
The questions in this section also aim to find out how effective the government is IN 
performing urban redevelopment, by questioning how well they are achieving their 
targets and the main objectives of the URA. 
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Social Impact 
 
Concerning with: 
 
• Social Impact Assessment done by the URA  
• Mitigation Measures 
• Evaluation of project after completed 
 
Objectives: 
 
This part aims to look at how the government is performing in minimizing the 
negative impact to the public when it is implementing an urban redevelopment project. 
Questions focusing on the social impact assessments done by the URA will try to find 
out whether the assessment can really help the government in achieving its principles 
in performing urban redevelopment and the objectives of the URA. This part also 
aims to look at how the government evaluates each redevelopment project 
performance in meeting its targets as well as the effectiveness in carrying out urban 
renewal.  
 
Respondents 
 
 The HKSAR Government Urban Renewal Agent – Urban RenewaL Authority 
 
 The professional in Architectural, Surveying, Planning Functional 
Constituency – Professor Hon. Lau Patrick, Shau Shing, SBS, JP 
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Questions 
 
 
Question One 
 
In the Urban Renewal Strategy, it requires that the strategy has to be revised time to 
time for every 2 or 3 years.  
 
However, some of the most updated targets that the government aims to achieve still 
seems to be outdated and may not necessarily in need by the public. 
 
For example, one of the targets of the Government in the 20- year urban renewal 
programme is the provision of seven new schools.  
 
Due to the low birth rate in the territory, the statistic from the Education Bureau 
shows that numbers of students who are in kindergarten and primary education are 
decreasing greatly from 2001 to 2006. (Kindergarten students number drop from 
156202 to 140783. Primary School students number drop from 493075 to 410516) 
Many of the school had been shut down these years and so the number of 
kindergarten and primary schools are decreasing over the years. Number of primary 
schools in 2001 is 815 and in 2006 is 668  
 
Question 1a:  
In your opinion, do you think it is necessary for the government to set a target in 
providing seven new schools through a 20- year programme? 
 
Question 1b: 
Do you think that the targets in the Urban Renewal Strategy have to be revised 
more often?  
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Question 2 
 
According to the URA Strategy, the URA is tasked an urban renewal programme to 
implement 200 new projects and 25 uncompleted projects of the Lands Development 
Corporation in 20 year. 
 
The URA has to perform more than 11 projects on average annually in order to 
achieve the target. Each project will be different in its size and the time to finish each 
of these will vary. Different kinds of difficulties may also be encountered while 
carrying out these projects.  
 
Question 2a: 
Do you think that the target is unrealistic for the URA to achieve? 
 
Question 2b: 
Do you think that this target will actually add the burden of the URA in carrying 
out the redevelopment projects and affect the quality of each redevelopment 
project?  
 
For example, in order to meet this target, they may shorten the time in carrying 
out the Social Impact Assessment. 
 
 
 5 
Question 3 
 
Question 3a: 
Do you know who is responsible for setting the target redeveloped area? Were 
they all laid down by the Lands Development Corporation previously?  
 
Question 3b: 
Do you know if the Government has any criteria or sets of measures in making 
decisions on which areas are to be targeted for redevelopment? What do you 
think personally are the criteria in making such decisions then? 
 
Question 3c: 
When the URA set the development parameters of each project, they will either base 
on the statutory zoning or the Planning Brief agreed with the Government 
Departments and approved by the Town Planning Board after consulting the District 
Council.  
 
By only consulting with the District Council, do you think that the URA has done 
enough in public consultation when it is setting the development parameters? 
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Question 4 
 
The URA has many objectives. It aims to promote sustainable development in the 
urban area and provide more open space to benefit the community. In the principles 
underlying government’s approach in urban renewal, it said that the community at 
large should benefit from urban renewal.  
 
By redeveloping an area into a residential development, most of the area is dedicated 
to the private household but not to the public. It cannot benefit the public as much as 
dedicated it to a park or a large shopping mall like Langham Place.  
 
However, most of the redevelopment projects done by the URA are turned into mixed 
residential and commercial developments except the only 2 in Hanoi Road and 
Langham Place. 
 
Question 4: 
         What is your opinion in this phenomenon? Do you agree with this? And can you 
explain what is the reason in behind?  
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Question 5 
 
Most of the projects are to be redeveloped into residential developments by private 
developers. The URA is compensating the affected residents with the value of a 7 
year old flat in comparable quality building. Very often, the compensation given by 
the URA is not enough for people to buy themselves new flats in their original living 
area after the site has been redeveloped.  
 
It may not stick to the principle of the Government’s approach to urban renewal for 
providing affected tenants fair compensation. 
 
Question 5a: 
Do you think this will be unfair to the affected residents who want to continue 
their living in the original site and environment?  
 
Question 5b: 
As mentioned above, the redevelopment areas often are turned to be luxury residential 
housing.  
 
Do you think this will only benefit the people who can afford to pay for the 
higher property price but not the lower income one? 
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Question 6 
 
The principles underlying government’s approach in urban renewal claims residents 
affected by redevelopment projects should be given an opportunity to express their 
views on the projects  
 
The URA will conduct a Social Impact Assessment (SIA) before starting the 
redevelopment work of an area. The SIA is divided into two phases, a non- obtrusive 
one which is to be done before the publication of the proposed project in the 
Government Gazette and another detailed one to be done after the proposed project 
has been published in the Government Gazette.  
 
The SIA is to be done to find out the social impact of the proposed project. No one 
understands the actual impact more than the affected tenants and residents. There 
should be public participation in undertaking the SIA. However, the URA only allow 
public participation in undertaking the SIA after the proposed project has been 
decided and published in the Government Gazette. 
 
Question 6a: 
Do you think that public participation is necessary in carrying out the SIA? For 
example, interviewing affected person? 
 
Question 6b: 
And if yes, do you think that the URA should allow the public to give their 
opinion in the first phase of the SIA before the proposed project is decided to be 
implemented and published in the Government Gazette? 
 
 
Question 7 
 
Question 7: 
What do you think about the URA’s current framework of evaluation after the 
project has been carried out? 
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Question 8 
 
Question 8: 
Do you think that the URA should have a continuous approach in assessing the 
impacts to the public during the whole process of redevelopment? 
 
For example, during the design stage of the development, construction and 
maintenance stage.  
 
So that they can minimize the negative impact to the public at different stage of the 
project. 
 
Question 9 
 
Concerning with the mitigation measures that the URA will perform to those who 
need help, as there are often many elderly living in the targeted redeveloped areas, 
they may not be able to seek help on their own.  
 
Question 9a: 
Do you think that the URA should take the initiative to offer their help for the 
affected public? 
 
Question 9b: 
What do you think about the mitigation measures that the URA has been 
performing in so far? 
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Question 10 
 
Question 10: 
Do you agree with that the Government continued to proceed with the Lee Tung 
Street redevelopment project when there were so many people opposed to it in 
late 2007? 
 
 
Question 11 
 
Question 11: 
 What do you think the Government can improve in order to avoid another fierce 
opposition between the Government and the public in carrying out another 
redevelopment project? 
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APPENDIX III 
Key Statistics on Kindergarten Education 
 
School year  
  2002/03 2006/07
#
2007/08
#
No. of Schools     
 Local 730 941 912
 Non-local 47 74 74
  
 Total 777 1 015 986
  
Student Enrolment 
(1)
    
 Nursery 40 179 43 188 43 854
 Lower 
Class 
48 851 47 650 46 021
 Upper 
Class 
54 695 49 945 48 518
  
 Total 143 725 140 783 138 393
  
  
 
No. of Kindergarten Teachers 
(1)
 8 811 10 384 10 355
  
% of Trained Teachers in Local  
Kindergartens 
(2)
 
   
 With 
QKT
(3)
 or 
Equivalent 
79.5% 96.0% 96.6%
 2 
Training 
 With 
QAKT
(3)
 
Training 
3.8% 0.4% 0.3%
  
 Total 83.3% 96.3% 96.8%
  
Pupil-Teacher Ratio of Local Kindergartens 
[Calculated in half-day equivalent unit]  
10.2:1 9.4:1 9.3:1
  
Wastage Rate of Teachers in Local 
Kindergartens (%) 
(4) 
 
[Percentage of teachers as at the beginning of 
the previous school year who did not serve in 
any kindergartens in the 12-month period prior 
to the beginning of the given school year] 
  
 Overall 14.5% 11.5% 10.6%
 
 With 
QKT
(3)
 or 
Equivalent 
Training 
11.0% 10.5% 9.7%
 With 
QAKT
(3)
 
Training 
20.9% 26.8% 28.6%
 Untrained 23.6% 32.2% 33.0%
  
  
  
  
 3 
Notes :  
Figures in this table do not include special schools. Unless otherwise specified, figures refer 
to the position as at the beginning of the respective school years.  
 # Figures from 2005/06 onwards include kindergarten classes (i.e. nursery, lower and 
upper classes) of kindergarten-cum-child care centres upon harmonisation of pre-
primary services in September 2005.  Accordingly, they are not comparable to figures for 
earlier years. 
(1) Figures include local and non-local kindergartens. 
(2) Figures may not add up to totals due to rounding. 
(3) QKT – Qualified Kindergarten Teacher.
QAKT – Qualified Assistant Kindergarten Teacher. 
(4)   Figures for 2006/07 include a small number of child care staff serving in the child care 
centre section of kindergarten-cum-child care centres in 2005/06 who were not 
separately distinguished in the survey conducted in 2005. 
 
(Source : http://www.edb.gov.hk/)
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APPENDIX IV 
Key Statistics on Primary Education 
 
School Year  
  2002/03 2006/07 2007/08
No. of Schools    
Local 758 620 585
ESF & other international  45 48 46
  
Total 803 668 631
  
Student Enrolment
(1)
 483 218 410 516 385 949
  
No. of Repeaters
(1)
 4 154 3 729 3 580
  
No. of Children from the Mainland Newly Admitted
(2)(3)
 6 549 10 545 #
  
Average Class Size
(2)
 32.9 32.2 31.7
  
No. of Primary School Teachers
(1)
    
Degree  13 035 19 059 19 378
Non-degree  10 820 4 636 3 409
  
Total  23 855 23 695 22 787
  
% of Trained Teachers
(2)
 91.0% 94.6% 95.0%
  
Pupil-Teacher Ratio
(2)
 20.6:1 17.6:1 17.2:1
  
 2 
Wastage Rate of Teachers (%)
(2)
 
[Percentage of teachers as at the beginning of the 
previous school year who left the teaching profession in 
the 12-month period prior to the beginning of the given 
school year] 
   
Overall 
  
6.3% 7.7% 9.0%
Trained  5.3% 6.8% 7.8%
Untrained  16.3% 24.4% 29.0%
  
Notes : 
Figures in this table do not include special schools. Unless otherwise specified, figures refer 
to the position as at the beginning of the respective school years. 
(1) Figures include local, English Schools Foundation (ESF) schools and other international 
     schools.   
(2) Figures exclude English Schools Foundation (ESF) schools and other international 
     schools. 
(3) Figures refer to admission during the 12-month period prior to October of the given 
school   
     year. For example, figure for 2007/08 refers to admission during October 2006 to    
     September 2007. 
 # Figure not yet available. 
(Source : http://www.edb.gov.hk/)
  
APPENDIX V 
Site Plan of H15 Lee Tung Street/Mcgregor Street 
 
      Source : Urban Renewal Authority 
